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THE  SITUATION  IN  GENERAL 

A  survey  of  conditions  in  the  farm  real  estate  market  during  1928 
and  early  1929  furnishes  somewhat  more  pleasant  reading  than  in 
the  years  immediately  preceding.  Although  values  generally  con- 
tinued in  the  downward  trend  characteristic  of  recent  years,  the 
declines  on  the  whole  were  comparatively  slight,  and  represented  in 
a  number  of  States  the  smallest  annual  loss  recorded  since  the  depres- 
sion set  in.  Fewer  foreclosures  and  other  u  forced "  transactions 
appear  to  have  occurred.  Bankruptcies  involving  farmers  declined. 
Farm  incomes,  on  the  whole,  compared  favorably  with  those  realized 
in  the  preceding  year. 

Although  progress  in  the  adjustment  to  the  new  post-war  condi- 
tions appears  to  have  been  made  slowly,  year  by  year,  the  adjustment 
can  not  yet  be  said  to  have  reached  completion.  There  is  no  assur- 
ance, for  example,  that  farm  real  estate  values  have  fully  reached 
bottom  in  all  States.1  The  foreclosure  rate  still  is  high,  with  dealers 
in  many  localities,  especially  in  the  Middle  West,  continuing  to 

1  In  view  of  the  small  number  of  bona  fide  sales  occurring  in  many  sections  of  the 
country  in  recent  years,  a  possible  upward  bias  toward  holding  prices  may  exist  in  the 
estimates  of  value  used  in  this  survey.  No  doubt  in  many  instances  the  reported  esti- 
mates of  value  are  yet  to  be  confirmed  by  actual  sales  of  sufficient  number  to  establish 
a  market  Drice. 
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report  that  this  is  still  the  principal  method  of  transfer.  The  farm 
bankruptcy  rate  still  is  about  six  times  the  pre-war  experience. 
Although  forced  sales  declined  somewhat  in  volume  during  the  last 
37ear,  voluntary  sales  did  also,  and  the  annual  rate  of  change  in  the 
ownership  of  farms  through  this  latter  method  continued  to  remain 
appreciably  below  normal.  The  farm  real  estate  market  taken  as 
a  whole  remained  a  dull  affair,  with  dealers  reporting  a  minimum  of 
voluntary  transactions. 

Nevertheless,  the  increased  number  of  instances  of  unchanged 
average  values  among  the  States,  and  of  annual  losses  progressively 
smaller  in  magnitude  in  other  States  in  which  the  annual  declines  in 
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Figure  1.— Land  Values,  Farm  Prices,  and  Incomes,  1920-1929 

During  1928-29  the  United  States  average  value  per  acre  of  farm  real  estate  exhib- 
ited the  smallest  decline  in  any  year  since  the  downturn  began  in  1920-21.  Main- 
tenance during  1928-29  of  the  recoveries  which  occurred  during  1927-28  in 
the  average  price  of  farm  products  and  agricultural  income  no  doubt  was  an 
important  factor  in  this  small  decline,  hut  other  influences  apparently  still 
exerted  an  effect. 

recent  years  have  been  large,  gives  encouragement  to  the  view  that 
farm  real  estate  values  have  gone  through  their  big  readjustments 
in  response  to  the  violent  war  distortion  of  the  Nation's  entire  price 
system.  Henceforth,  changes,  as  far  as  farm  real  estate  is  concerned, 
may  be  comparatively  slow  in  their  movement  and  small  in  extent. 
The  statement  that  the  readjustment  to  date  has  been  a  drastic  one 
hardly  requires  repetition.  Average  farm  real  estate  values  have 
been  carried  to  pre-war  levels  in  several  of  the  better  agricultural 
States.  The  movement  of  values  during  the  World  War  and  after 
has  varied  considerably  as  between  the  various  agricultural  regions 
of  the  country,  as  has  been  pointed  out  in  earlier  publications  on 
the  subject  (SO,  SI).2 


-  Italic  numbers  in  parentheses  refer  to  "  Literature  cited."  p.  65. 
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For  the  United  States  as  a  whole,  the  average  value  of  farm  real 
estate  3  per  acre  as  reported  by  the  crop  correspondents  of  the  Bureau 
of  Agricultural  Economics  declined  1  point  in  the  bureau's  index 
during  1928-29.4  (One  index  point  equals  1  per  cent  of  the  average 
value  prevailing  during  the  pre-war  period  1912-1914.)  This  was 
the  smallest  decline  shown  by  the  national  weighted  average  during 
any  year  since  the  long  and  unbroken  descent  of  values  began  some 
eight  years  ago.  The  1928-29  fall  of  1  point  is  to  be  compared  with 
drops  of  2  points  during  1927-28 ;  5  points  during  1926-27 ;  from  3  to 
5  points  during  each  of  the  four  years  1922-23  to  1925-26  inclusive ; 
and  from  13  to  18  points  in  the  years  1920-21  and  1921-22.     (Fig.  1.) 

Calculated  not  as  a  percentage  of  the  pre-war  average  but  as 
a  percentage  of  the  position  reached  on  March  1,  1928,  the  weighted 
average  value  per  acre  for  the  country  as  a  whole  showed  about  a 
1  per  cent  decline  during  1928-29.  This  was  half  the  loss  shown  for 
1927-28. 

Continuation  of  the  downward  movement  during  1928  and  early 
1929  brought  the  national  average  value  as  of  March  1,  1929,  down  to 
a  position  16  per  cent  above  the  1912-1914  level  taken  as  the  pre-war 
average,  and  19  points  higher  than  the  average  in  1912,  the  earliest 
year  for  which  the  bureau's  data  are  available.  This  is  one  point 
below  the  position  reached  in  1917,  when  the  index  for  the  country  as 
a  whole  stood  17  points  above  pre-war.  On  March  1,  1928,  the  index 
stood  at  the  same  level  as  in  1917. 

Reckoned  as  a  percentage  of  its  1920  peak,  the  national  average 
on  March  1,  1929,  had  come  down  nearly  one-third.  The  1920  figure 
was  70  per  cent  above  pre-war.  On  the  other  hand,  reckoned  in  rela- 
tion to  its  pre-war  position,  by  March  1,  1929,,  three-fourths  of  the 
war-time  gain  of  70  per  cent  in  the  national  average  had  been 
canceled. 

Viewed  in  terms  of  the  current  purchasing  power  of  the  dollar  as 
expressed  by  the  United  States  Bureau  of  Labor  Statistics  all  com- 
modities wholesale  price  index,  farm  real  estate  in  terms  of  dollars 
of  the  same  purchasing  power  as  in  1912-1914  was  worth  slightly  less 
than  four-fifths  as  much  as  before  the  war.  As  is  indicated  in  Figure 
2,  this  is  about  where  it  has  stood  for  the  last  five  years. 

Examination  of  the  changes  which  occurred  during  1928-29  in 
average  values  for  the  States  individually  reveals  few  of  the  sharp 
declines  frequently  recorded  in  preceding  years,  and,  although  in- 
stances of  a  gain  among  the  State  averages  have  been  very  few, 
instances  of  an  unchanged  average  have  been  somewhat  more  fre- 
quent than  during  1927-28  and  the  years  preceding. 

The  losses  during  1928-29  were,  as  in  the  survey  of  one  year  ago 
(SI),  found  most  frequently  among  the  States  of  the  Middle  West 
and  South,  but  the  declines  there  were  uniformly  much  smaller  in 
size  than  in  preceding  years.  Among  the  States  of  the  Middle  West 
the  declines  reported  for  the  year  in  every  case  represented  the 

8  The  term  "  real  estate  "  as  used  throughout  this  circular  includes  the  land  and  build- 
ings and  other  permanent  improvements.  , 

*  The  real  estate  "  year "  ordinarily  covers  roughly  a  12-month  period  ending  about 
Mar.  1.  Possession  of  farms  by  lease  or  sale  is  commonly  given  at  that  time,  and  occu- 
pancy usually  is  considered  to  begin  on  that  date.  Unless  otherwise  stated,  tberefore,  the 
term  "  1928-29  "  denotes  the  12-montb  period  ended  on  or  about  Mar.  1,  1929.  Most  of 
the  real  estate  data  here  used  pertain  to  that  period.  Other  data  are  available  for  the 
calendar  year  only.     The  term  a  1928  "  denotes  the  calendar  year  ended  Dec.  31. 
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smallest  annual  loss  recorded  since  the  depression  set  in.  In  this 
respect  the  tendency  toward  a  hardening  of  values  first  noted  for 
the  Dakotas  and  Montana  in  the  survey  of  a  year  ago  has  extended 
to  neighboring  States. 

The  gains  for  the  year  and  the  States  showing  no  change  in  their 
averages  predominated,  as  in  last  year's  survey,  in  the  Mountain 
and  Pacific  divisions.  The  only  gains  indicated  anywhere,  in  fact, 
were  in  four  States  of  the  Mountain  group :  Montana,  Wyoming, 
New  Mexico,  and  Arizona. 

Among  the  nine  Northeastern  States,  the  value  averages  held  their 
own  in  five  States  but  declined  slightly  in  the  other  four.  The  net 
result,  when  each  State  is  weighted  according  to  its  importance 
from  the  farm  real  estate  point  of  view,  is  a  small  decline  for  each 
of  the  two  geographic  divisions  into  which  these  nine  States  are  cus- 
tomarily grouped. 

Earnings,  the  most  important  factor  affecting  farm  real  estate 
values — at  least  in  the  long  run — in  general  compared   favorably 
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Figure  2.— Commodity  Prices  and  Farm  Real  Estate  Values 

Average  farm  real  estate  values  compared  with  the  pre-war  position  continued 
below  post-war  commodity  price  levels  during  1928-29.  In  terms  of  dollars 
of  the  purchasing  power  of  1912-1914,  average  real  estate  values  remained 
approximately  20  per  cent  below  pre-war. 

with  those  of  the  immediately  preceding  years,  although,  as  is  prob- 
ably the  case  more  often  than  not  in  a  country  as  large  and  diverse 
as  ours,  all  sections  of  the  Nation  and  all  branches  of  the  industry 
did  not  fare  equally  well.  The  national  agricultural  income  available 
for  the  capital  invested  in  the  entire  industry  reached  a  net  of 
$2,754,000,000  for  the  crop  year  1928-29,  which  represented  a  slight 
improvement  over  1927-28,  and  the  best  year  but  one  since  the  price 
collapse  of  1920-21.  (Fig.  1.)  The  average  net  cash  returns  of 
approximately  12,000  farmers  who  reported  the  results  of  their  year's 
operations  (calendar  year  192S)  to  the  Bureau  of  Agricultural  Eco- 
nomics, were  the  highest  reported  since  these  data  were  first  col- 
lected in  1922,  and  represented  a  3  per  cent  gain  over  1927. 

The  weighted  average  of  the  prices  of  30  principal  agricultural 
products  when  computed  on  the  same  crop-year  basis  as  that  used  in 
calculating  the  national  income  for  the  capital  invested  in  agricul- 
ture maintained  the  level  reached  after  the  price  recovery  of  1927-28. 
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(Fig.  1.)  When  computed  on  the  more  customary  basis  of  the  cal- 
endar year,  the  products-price  average  showed  an  increase  for  1928. 
(Fig.  2.)  The  ratio  of  the  prices  received  by  farmers  to  the  prices 
paid  by  them  for  goods  bought  at  retail  averaged  90  per  cent  of 
pre-war  parity,  the  highest  annual  average  with  one  exception 
reached  since  1920. 

So  far,  therefore,  as  available  indications  of  the  single  factor  of 
income  are  concerned,  the  average  result  for  the  entire  industry 
appears  not  to  have  been  particularly  adverse  to  farm  real  estate 
values,  of  which  the  small  net  decline  in  the  national  value  average 
would  seem  to  be,  in  part,  a  reflection.  It  is  of  some  interest  here  to 
observe  the  approximately  horizontal  trend  of  the  composite  agri- 
cultural products  price  average  since  about  1923.  (Figs.  1  and  2.) 
The  available  income  data  appear  to  exhibit  a  similar  but  less  defi- 
nitely defined  tendency.  (Fig.  1.)  Continuation  of  a  tendency 
toward  something  like  stability  of  income,  which  obviously  must 
precede  the  stabilization  of  farm  real  estate  values,  will  hasten  the 
adjustment  of  values  to  the  new  levels  imposed  by  the  changed  price 
and  cost  relationships  of  the  post-war  period. 

What  the  future  holds  is,  of  course,  a  matter  of  conjecture.  Nor 
can  the  idea  of  stability  exhibited  by  an  average  of  30  prices  be 
carried  too  far — wide  fluctuations  in  the  prices  of  individual  products 
may  be  concealed  therein.  In  any  event,  however,  with  the  most 
drastic  readjustments  in  the  whole  price  system,  both  agricultural 
and  nonagricultural,  receding  in  the  background,  the  various 
branches  of  the  agricultural  industry  now  are  beginning  to  have  a 
somewhat  better  basis  in  experience  for  judging  what  can  be  ex- 
pected in  the  way  of  average  operating  conditions  and  earning 
power,  and  are  in  a  position  to  place  values  on  the  real  estate  in 
accordance. 

Income  totals  and  averages  for  so  large  an  area  as  the  entire 
country  necessarily  obscure  important  variations  within.  All  sec- 
tions did  not  do  equally  well  during  the  year,  and  the  trend  over 
the  last  seven  years  has  not  been  equally  favorable  in  all.  How- 
ever, among  the  six  regional  averages  into  which  the  income  reports 
of  this  bureau's  crop  correspondents  are  customarily  combined, 
three  showed  gains  as  compared  with  1927;  and  in  a  fourth  the 
previous  year's  comparatively  high  figure  was  maintained.  In  two 
of  the  three  divisions  showing  gains,  the  increases  shown  for  1928 
carried  the  averages  into  new  high  ground  for  the  post-war  period. 
On  the  other  hand,  the  reported  losses  for  the  year  in  two  divisions, 
both  of  them  on  the  Atlantic  seaboard,  were  substantial. 

As  has  been  noted  in  earlier  reports,  it  should  be  recognized  that 
the  movements  in  these  income  data  do  not  necessarily  represent  the 
changes  in  the  share  going  to  real  estate  as  such;  that  real-estate 
values  can  not  be  expected  necessarily  to  move  in  unison  with  these 
income  figures ;  and  that  other  limitations  must  be  observed.  They 
do  form,  however,  one  set  of  indicative  evidence. 

Little  change  for  the  better  is  indicated  in  the  farm  tax  situation, 
which  continues  to  be  a  heavy  charge  upon  land  ownership.  There 
has  been  little  indication  during  the  last  year  of  any  great  reduction 
in  farm  taxes;  nor  is  the  immediate  outlook  for  an  early  recession 
of  any  substantial  proportions  encouraging.  During  1928,  in  fact, 
the  country-wide  farm  tax  index  of  the  Bureau  of  Agricultural 
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Economics  continued  to  show  an  increase,  and  rose  to  a  position 
262  per  cent  of  pre-war,  from  a  1927  position  that  was  258  per  cent 
of  pre-war.  The  increases  recorded  during  1928  were  general,  occur- 
ring in  all  but  one  of  the  nine  regional  State  groups  into  which  the 
country  is  customarily  divided.  In  one  division,  however,  the  year's 
increase  was  so  slight  as  to  be  negligible.  The  farm  tax  level  since 
1923  has  averaged  approximately  two  and  one-half  times  pre-war. 
In  contrast,  the  farm  products  price  level  has  averaged  only  about 
one  and  one-third  times  pre-war  during  the  same  period. 

Influences  on  values,  other  than  earnings,  which  have  been  dis- 
cussed in  earlier  reports,  continued  to  operate  during  1928-29.  One 
of  these  influences — foreclosed  and  other  "  distress  "  land — still  is 
having  a  depressing  effect  in  important  areas.  Mid-western  and 
certain  southern  correspondents,  especially,  continued  to  call  atten- 
tion to  the  fact  that  not  until  more  of  these  are  removed  from  the 
market  can  real  estate  prices  in  their  localities  be  expected  to  be- 
come firm.  The  satisfactory  management  and  disposal  of  involun- 
tarily acquired  realty  still  remains  an  important  problem  confronting 
institutional  and  individual  mortgages.  Although  progress  in  mov- 
ing acquired  properties  is  reported,  satisfactory  disposal  is  slow  in 
the  present  generally  dull  market  for  land.  Conservative  observers 
seem  to  be  of  the  opinion  that  the  problem  is  not  so  easy  of  imme- 
diate solution,  and  that  time  will  be  required  to  market  holdings 
satisfactorily. 

Another  factor  contributing  to  continued  declines  in  values  in 
some  areas  appears  to  be  the  fact  that  the  entire  land- value  structure 
has  been  undergoing  readjustment  with  respect  to  the  relationship 
of  values  to  earnings.  Particularly  in  the  Corn  Belt,  where  data 
on  the  subject  are  most  ample,  values  on  the  average  have  fallen 
more  rapidly  since  1920  than  have  current  farm  real  estate  earnings. 
This  is  a  direct  reversal  of  the  tendency  for  values  to  outrun  earn- 
ings, exhibited  for  many  years  prior  to  1920.  The  current  rate  of 
return,  in  other  words,  has  been  widening  in  the  direction  of  giving 
a  current  ratio  of  income  to  value  more  in  line  with  that  obtainable 
on  alternative  employments  of  capital.  Basically  this  process  seems 
to  be  largely  a  matter  of  counting  less  generously  than  formerly 
upon  future  increases  in  income  and  capitalizing  them  into  current 
valuations.  Available  data  indicate  that  this  realignment  had  not 
entirely  reached  an  end  in  1928. 

Mortgage  credit,  another  important  factor  in  the  farm  real  estate 
situation,  continued  to  present  the  same  contrasting  aspects  to  which 
attention  was  called  in  the  report  of  a  year  ago  (31)  ;  that  is,  the 
terms  being  offered  by  owners  to  move  farms  in  the  present  market 
frequently  are  unusually  favorable  to  buyers;  but,  on  the  other 
hand,  the  major  sources  of  farm-mortgage  credit,  other  than  certain 
classes  of  former  owners,  are  placing  their  money  with  greater  care 
than  formerly.  During  1928-29  the  farm-mortgage  situation  took 
on  another  somewhat  less  favorable  aspect  (from  the  viewpoint  of 
the  average  farm  buyer)  in  that  an  upward  tendency  in  farm-mort- 
gage interest  rates  manifested  itself.  This  came  principally  as  a 
response  to  higher  rates  obtaining  in  the  central  money  markets. 
The  probability  of  this  response  was  called  attention  to  in  the  credit 
outlook  published  as  a  part  of  the  survey  of  a  year  ago  (SI).     The 
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outlook  for  the  immediate  future  appears  to  be  for  continued  high 
rates  in  the  central  money  markets.  Given  that  situation,  lower 
costs  of  mortgage  credit  in  the  near  future  can  hardly  be  expected. 

Correspondents  frequently  continue  to  mention  still  another  influ- 
ence operating  on  the  downward  side  of  values.  This  is  deprecia- 
tion in  the  agricultural  industry's  physical  plant.  In  periods  of 
depression  farm  maintenance  on  an  adequate  scale  becomes  difficult. 
Although  probably  one  of  the  comparatively  minor  influences  on 
values  when  the  entire  country  is  taken  into  account,  in  certain  areas 
the  factor  of  farm  deterioration  has  become  a  serious  one. 

The  net  outflow  of  farm  population  during  1928,  although  not 
much  smaller  than  for  1927,  nevertheless  represented  the  smallest 
net  loss  by  migration  recorded  since  these  data  were. first  compiled 
in  1922.  The  net  movement  away  from  the  farms  was  estimated  by 
the  Bureau  of  Agricultural  Economics  (10)  to  have  been  598,000 
persons  as  compared  with  a  net  loss  by  migration  of  604,000  during 
1927,  about  1,020,000  during  1926,  and  834,000  during  1925.  This 
continued  drain  in  1928  carried  the  figure  for  the  farm  population 
of  this  country  to  the  lowest  position  in  20  years;  in  all  probability 
the  lowest  in  30  years.  Some  further  net  loss  may  be  looked  upon 
as  normal  in  the  light  of  a  higher  agricultural  efficiency  in  terms  of 
labor  requirements,  but  the  cityward  stream  undoubtedly  continues 
to  carry  with  it  many  who  under  more  favorable  agricultural. con- 
ditions might  be  bidders  for  farm  lands. 

Apparently  the  position  of  agriculture,  present  and  in  outlook, 
still  is  not  considered  by  many  farm  dwellers  as  sufficiently  attrac- 
tive to  be  an  incentive  to  stay,  and  to  undertake  the  purchase  of  a 
farm.  The  continued  cityward  movement,  in  other  words,  is  reflec- 
tive of  the  generally  low  effective  demand  for  farms,  which,  coming 
at  the  same  time  as  an  unusually  large  supply  of  land  on  the  market, 
has  been  met  by  downward  revisions  in  land  prices. 

The  latest  available  statistics  for  farm-bankruptcy  cases  concluded 
in  the  courts  show  a  further  decline.  No  data  later  than  for  the 
fiscal  year  ended  June  30,  1928,  are  available  at  this  time.  For  the 
12-month  period  ended  on  that  date  the  bankruptcy  rate  per  1,000 
farms  declined  to  0.89,  from  0.99  per  1,000  farms  for  the  preceding 
period.  These  figures  compare  with  rates  of  1.22  and  1.23  per  1,000 
respectively  for  1925-26  and  1924-25.  A  rate  of  0.89  is  still  six 
times  the  pre-war  experience,  however.  Nor  were  the  declines  dur- 
ing 1927-28  as  generally  distributed  among  the  States  as  during  the 
preceding  period.  In  most  of  the  Northeastern,  East  North  Central, 
and  South  Atlantic  States  more  farm  bankruptcies  were  concluded 
in  the  courts.    Most  of  the  other  States  showed  decreases. 

Turnover  or  changes  in  farm  ownership  for  the  country  as  a  whole 
showed  a  further  decline  during  1928-29  in  the  volume  of  forced 
sales  and  related  losses  of  title  through  financial  default.  During 
1928-29  the  weighted  average  rate  for  all  classes  of  such  transactions 
for  the  country  as  a  whole  declined  to  19.4  per  1,000  farms,  (that 
is,  out  of  each  1,000  farms  an  average  of  19.4  farms  went  into  fore- 
closure, tax  sale,  or  other  such  loss  of  title)  the  lowest  figure  since 
the  data  were  first  compiled  in  1925-26.  The  corresponding  national 
average  for  1927-28  was  22.8  per  1,000  farms;  for  1926-27,  23.3; 
and  for  1925-26,  21.6.  Excluding  sales  of  farms  for  delinquent  taxes, 
the  1928-29  rate  was  14.7  per  1,000  farms,  also  the  lowest  since 
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1925-26,  as  compared  with  17.6  for  1927-28.  Plantations  and  ranches 
are  considered  as  farms  in  these  computations. 

Particularly  notable  were  the  continued  further  declines  of  sub- 
stantial proportions  which  occurred  in  the  far  Western  States,  more 
particularly  in  Montana,  and  in  the  Dakotas,  where  the  default  rate 
in  past  years  has  been  the  highest  in  the  country.  Here  the  trend 
has  been  rather  consistently  downward  during  the  four  years  for 
which  the  data  are  available.  The  year's  changes  in  the  default  rate 
were  for  the  better  in  most,  though  not  all,  of  the  East  and  West 
North  Central  States ;  but  on  the  basis  of  the  general  drift  shown  in 
the  yearly  figures  throughout  the  last  four  years,  a  definite  downturn 
can  not  yet  be  said  to  have  shown  itself  in  most  of  the  States  of  this 
group. 

In  most  of  the  Southern  States  the  volume  of  forced  transactions 
also  declined  during  1928-29.  In  a  number  of  them  the  year's  de- 
faults were  the  lowest  in  the  available  4-year  record.  The  tendencies 
shown  for  the  different  States  during  the  four  years  have  been 
rather  mixed,  no  clearly  defined  trend  having  been  indicated.  In 
several  of  the  more  strictly  cotton  States,  however,  some  tendency 
was  indicated  for  the  forced  sale  rate  to  decline  after  an  increase  in 
1926-27,  the  year  of  the  bad  break  in  cotton  prices  which  accompanied 
the  biggest  crop  in  history.  Developments  during  the  year  were 
especially  encouraging  in  Kentuck}^  and  Georgia,  whose  especially 
trying  post-war  situation  has  been  discussed  in  earlier  reports  on 
the  farm  real  estate  situation  (30,  SI).  In  these  two  States  the 
volume  of  forced  sales  reported  in  1928-29  was  the  lowest  in  the 
available  record,  which  began  in  1925-26. 

Results  in  the  Northeastern  States  were  mixed,  both  increases  and 
decreases  for  the  year  having  been  shown.  The  loss  ratio  here  con- 
tinued to  be  the  lowest  for  the  country,  the  weighted  average  for 
the  combined  New  England  and  Middle  Atlantic  divisions  being  12 
per  1,000  farms  for  1928-29,  as  compared  with  an  average  of  29  per 
1,000  farms  for  the  Mountain  States,  which  continues  to  show  the 
highest  divisional  average  of  all. 

Voluntary  farm  real  estate  transactions  also  decreased  in  volume 
in  most  States  during  1928-29.  For  the  United  States  as  a  whole 
approximately  24  farms  per  1,000  changed  ownership  in  this  manner 
during  the  12  months  ended  March  15,  1929.  This  was  the  lowest 
indicated  rate  in  the  available  record.  The  trend  in  the  national 
average  has  been  downward  throughout  the  4-year  period,  having 
been  approximately  30  farms  per  1,000  in  1925-26,  28  in  1926-27, 
and  26  in  1927-28.  The  downward  drift  has  been  rather  general 
throughout  the  country.  A  significant  exception  again  has  been 
Montana,  where  for  the  third  consecutive  year  an  increase  in  the 
volume  of  voluntary  sales  has  been  shown.  In  several  other  Western 
States  the  trend  had  also  been  upward  until  last  year,  when  the 
volume  appeared  to  have  fallen  off  somewhat. 

When  adjustment  for  plantations  is  made  in  the  total  number  of 
farms  returned  by  the  1925  census  (p.  54)  these  rates  of  change  in 
ownership  indicate  that  during  the  12-month  period  ended  March 
15,  1929,  about  135,000  ownership  units  changed  title  through  volun- 
tary sale  and  trade.  Forced  sales  and  related  defaults  took  112,000. 
Inheritance  and  gift  account  for  49,000.     A  total  of  31,000  were  sold 
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at  administrators'  or  executors'  sales,  or  at  other  sales  in  settlement 
of  estates;  and  6,000  were  transferred  by  miscellaneous  and  un- 
classified methods.  The  grand  total  of  these  various  types  of  change 
in  ownership  would  be  estimated  at  about  333,000  ownership  units. 

So  far  as  activity  in  the  farm  real  estate  market  is  concerned,  re- 
ports indicate  the  situation  to  have  shown  no  appreciable  change 
from  that  prevailing  in  1927-28.  What  was  said  then  (31)  appears 
to  apply  with  equal  force  to  1928-29.  Although  here  and  there  a 
fair  degree  of  local  activity  on  a  bona  fide  basis  is  reported,  on  the 
whole  the  land  market  continued  dull.  Plenty  of  farms  are  for  sale 
and  buyers  are  few,  cautious,  and  insistent  on  the  bottom  dollar. 
Many  localities  continue  to  report  little  doing  except  in  the  way  of 
such  semiinvoluntary  types  of  transfer  as  those  involving  the  settle- 
ment of  estates.  Others  report  that  foreclosures  are  still  the  rule. 
Still  others  report  that  much  of  the  current  dealing  is  a  trading 
proposition  frequently  for  city  property,  and  often,  if  not  usually, 
of  none  too  substantial  an  equity  on  either  side  of  the  deal.  In- 
quiries are  reported  to  have  picked  up  somewhat,  but  many  of  them 
are  reported  to  be  of  the  bargain-hunting  A^ariety,  those  making 
them  being  interested  primarily  only  in  "  snaps."  A  rather  universal 
complaint  on  the  part  of  dealers  is  that  prospects  appear  unable  to 
raise  enough  cash  to  handle  the  deal. 

Buying  of  a  solid  character  is  going  on,  however.  The  buyers 
who  are  taking  hold  are  largely  local,  active  farmers,  who  are 
buying  for  personal  or  family  operation  for  the  most  part.  A 
good  deal  of  this,  according  to  reports,  constitutes  enlargement  of 
holdings  by  established  farmers  who  take  advantage  of  the  oppor- 
tunity to  pick  up- near-by  lands  at  a  favorable  figure.  Speculative 
and  investment  buying  by  nonoperators  appears  to  be  small,  al- 
though in  evidence.     Few  outside  buyers  are  reported. 

Western  dealers  report  a  revival  of  interest  in  ranch  lands  inci- 
dent to  the  improved  cattle  situation.  Enlargement  of  the  farm 
unit  by  consolidation  of  adjoining  properties  appears  to  have  gained 
in  momentum  in  the  northern  Great  Plains  with  a  more  widespread 
adoption  of  the  combine  and  other  larger-scale  power-machinery 
developments.  In  this  section  of  the  country,  but  more  particularly 
in  Montana,  the  local  market  is  reported  to  have  recovered  ap- 
preciably in  activity  recently.  The  comparatively  favorable  wheat 
yields  in  Montana  of  late  have  been  an  important  stimulus  to  the 
recovery  there.  Dealers  in  several  localities  reported  that  fore- 
closed properties  had  been  easier  to  move  than  heretofore. 

The  rapid  shifts  in  the  agriculture  of  the  Great  Plains,  much 
of  which  was  once  regarded  as  marginal  or  near  marginal,  have 
formed  one  of  the  outstanding  features  of  the  post-war  years.  In 
the  teeth  of  the  depression,  farm  real  estate  values  in  western 
Kansas,  for  example,  declined  only  slightly  and  even  increased  in 
some  sections  (28).  The  wheat  acreage  there  increased  in  spite  of 
the  low  wheat  prices  prevailing.  For  this,  the  rapid  adoption  of 
the  combine  appears  largely  responsible.  Although  the  original 
momentum  of  the  movement,  during  which  large  acreages  of  graz- 
ing lands  were  broken  for  the  drill,  has  subsided,  the  development 
still  goes  on  to  a  degree,  more  particularly  in  the  direction  of 
consolidation  of  existing  units  into  the  large  units  now  made  pos- 
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sible  of  operation  per  man.  In  the  southern  Great  Plains  of  west 
Texas  development  of  the  new  cotton  country  likewise  has  con- 
tinued, although  reduced  somewhat  in  momentum  from  the  original 
impetus  given  by  discovery  of  the  advantageous  combination  of 
cotton  sled,  freedom  from  weevil,  and  a  topography  well  adapted 
to  machine  methods. 

The  development  of  the  vast  and  interesting  Great  Plains  terri- 
tory is  being  furthered  in  places  b}7  yet  another  factor :  The  round- 
ing out  of  the  railroad  systems  here  and  there  from  Texas  to 
Montana.  Although  the  building,  in  progress  and  projected,  ob- 
viously consists  principally  of  comparatively  short  mileages  in  the 
way  of  feeders,  branches,  cut-offs,  and  extensions,  yet  material 
benefit  to  the  agriculture  of  the  affected  areas  is  anticipated. 

The  contrasting  trends  which  may  go  on  simultaneously  in  dif- 
ferent sections  of  a  country  as  large  and  diverse  as  the  United  States 
are  again  emphasized  in  an  estimated  addition  during  1929  of 
200,000  acres  to  the  cultivated  area  of  Arizona  and  in  the  reported 
continued  abandonment  of  the  poorer  farms  in  the  Northeast.  Pur- 
chase of  farms  in  the  Northeast,  especially  in  New  England,  for 
purposes  primarily  residential,  continues. 

The  spotted  character  of  the  farm  real  estate  situation  again 
should  be  emphasized.  Within  any  State  considerable  variation  is 
usually  encountered,  and  communities  in  which  foreclosures  have 
been  a  rarity  and  values  have  been  firm  are  found  interspersed 
among  other  communities  in  which  values  are  reported  to  be  still 
going  down  and  foreclosures  to  be  more  numerous  than  ever  before. 
This  survey  can  give  only  a  composite  picture  and  the  predominat- 
ing trends.  The  spotted  character  of  the  situation,  of  course,  is  a 
factor  which  makes  generalization  on  the  basis  of  conditions  observed 
in  only  one  or  a  few  communities  a  rather  uncertain  procedure. 
Only  a  comprehensive  survey  will  reveal  the  governing  tendencies 
and  the  basic  underlying  forces  at  work. 

FARM  REAL  ESTATE  VALUES 
FEWER   STATES    SHOWED    LOSSES:    DECLINES    GENERALLY    SMALL 

Comparison  of  the  State  averages  on  March  1,  1929,  with  those 
recorded  a  year  earlier  indicates  declines  in  value  to  have  taken 
place  in  28  States  and  increases  in  4;  in  16  the  averages  remained 
unchanged.  The  reported  declines  on  the  whole  were  comparatively 
slight,  the  averages  in  20  of  the  28  States  which  showed  a  loss  being 
1  point  lower ;  in  7  of  them,  2  points  lower ;  and  in  1,  3  points  lower. 
The  bureau's  survey  of  a  year  ago  indicated  35  States  to  have  shown 
a  loss  in  the  average  value  of  farm  real  estate  for  the  year  1927-28, 
of  which  13  were  losses  of  1  point,  8  of  2  points,  9  of  3  points,  3  of  4 
points,  1  of  5  points,  and  1  of  7  points  in  the  index.  Table  1  and 
Figure  3  indicate  the  extent  and  distribution  of  these  annual  changes, 
and  show  the  noticeable  differences  which  have  taken  place  in  trend 
or  movement  over  a  period  of  years  in  the  various  States  and  geo- 
graphic divisions. 
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Table  1. — Farm  real  -estate:  Index  numbers  of  estimated  value  per  acre,   by 
geographic  divisions  and  States,  1912-1929  x 

[1012-1914  =  100  per  cent] 


Geographic  divi- 
sion and  State 
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Net 
change 
1929 
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United  States.. 

Geographic  divi- 
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South  Atlantic: 
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Md 
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W.  Va 

N.  C 
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Ga 

Fla 
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Ky 
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N.  Mex 
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Oreg 
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100!  104 1  96 
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0 
0 
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-1 

0 

-1 

-2 
-1 
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-1 
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-1 
-1 
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-1 
-1 
0 
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0 
-1 
-2 

-1 

-2 
-2 
-1 

-2 
0 
0 

-1 

+1 
0 

+1 
0 

+1 
+1 

0 
0 

0 
0 

-1 


1  All  farm  land  with  improvements  as  of  Mar.  1. 

1  Minus  (— )  denotes  decrease,  plus  (+)  denotes  increase. 
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The  28  States  showing  a  loss  for  the  last  j^ear  were  largely  the 
States  of  the  South  and  Middle  West,  although  a  State  decline  or 
two  was  shown  in  all  geographic  divisions  save  in  the  Mountain.  All 
of  the  eight  Mountain  States  showed  either  no  change  or  a  slight 
gain,  the  four  instances  of  an  increase  being  found  wholly  within 
this  group. 

Combined  on  the  basis  of  the  customary  nine  geographic  divisions, 
the  various  State  changes  for  the  year  averaged  into  a  1-point  loss 
for  each  division  excepting  the  Mountain  and  Pacific  divisions,  which 
remained  unchanged. 
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Figure  3.— Farm  Real  Estate,  Estimated  Average  Value  Per  Acre,  as  of 
March  1,  by  Geographic  Divisions,  1920-1929 

Although  touching  nearly  all  sections,  the  last  year's  declines  as  a  rule  were 
less  than  those  shown  for  the  1927-28  period.  The  small  declines  registered 
in   the   southern   and   mid-western   divisions   were   especially    worthy   of   note. 

As  will  be  seen  in  Table  1  and  Figure  3,  the  slight  1928-29  declines 
of  1  point  each  for  the  five  mid-western  and  southern  divisions  is  in 
marked  contrast  to  the  losses  shown  there  in  preceding  years.  The 
tendency  in  these  five  areas  toward  a  progressively  lessening  rate  of 
decline  is  especially  reassuring.  During  1927-28,  for  example,  the 
West  North  Central  and  West  South  Central  divisions  lost  2  points 
each,  and  the  East  North  Central,  East  South  Central,  and  South 
Atlantic  each  averaged  a  3-point  loss.  During  1926-27  the  losses 
were  still  sharper,  averaging  6  points  for  the  West  North  Central 
division,  5  for  the  West  South  Central,  7  for  the  East  North  Cen- 
tral, 6  for  the  East  South  Central,  and  12  for  the  South  Atlantic. 
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The  collapse  of  the  Florida  boom,  which  affected  farm  lands  in  the 
southern  sections  of  that  State,  accentuated  the  South  Atlantic  de- 
cline in  1926-27,  and  the  aftermath  of  the  boom  was  still  apparent 
in  Florida's  7-point  loss  during  1927-28. 

The  Middle  Atlantic  division's  1928-29  loss  of  1  point  was  a 
repetition  of  a  similar  slight  decline  in  1927-28.  The  loss  of  1  point 
in  the  New  England  average,  however,  compares  with  a  showing 
of  no  change  for  the  year  1927-28.  In  the  New  England  group  the 
declines  during  1928-29  in  Maine  and  New  Hampshire  outweighed 
the  steadiness  of  values  in  the  four  other  States. 

The  holding  firm  of  the  Mountain  group  average  to  last  year's 
level  represents  the  second  consecutive  year  of  an  unchanged  average 
for  this  section.  In  the  Pacific  division,  however,  the  1928-29  show- 
ing of  an  unchanged  average  compares  with  a  slight  loss  of  1  point 
during  the  immediately  preceding  period. 

When  the  changes  of  the  last  year  are  considered  in  connection 
with  those  of  the  years  immediately  preceding,  the  tendencies  indi- 
cated are,  on  the  whole,  reassuring.  The  Mountain  group  apparently 
may  now  be  added  to  those  divisions  which  show  a  movement  or 
trend  now  reasonably  stable  or  but  only  slightly  downward.  Three 
other  such  groups,  from  a  comparative  standpoint,  may  be  desig- 
nated: The  New  England,  the  Middle  Atlantic,  and  the  Pacific. 
Although  not  yet  to  be  placed  with  assurance  in  the  same  class,  the 
slight  change  for  the  year  in  the  averages  for  the  five  southern  and 
mid-western  divisions  is  an  encouraging  development.  Particularly 
encouraging  is  it  in  the  two  North  Central  divisions,  in  which  the 
annual  losses  until  the  last  two  years  have  been  of  uninterrupted 
severity  and  the  trend  throughout  the  long  decline  the  most  strongly 
downward  of  all  the  divisions. 

EARNINGS   GENERALLY  WELL  SUSTAINED,  BUT  DOWN  IN  SOME  AREAS 

Adequate  measures  of  the  share  of  total  earnings  contributed  by 
the  farm  real  estate  are  not  available.  Even  so,  the  factors  entering 
into  land  values  are  so  complex  that  year-to-year  fluctuations  in 
earnings  may  not  be  reflected  in  values;  at  least,  not  immediately. 
Land  yields  its  services  year  after  year.  One  year's  increase  or  de- 
crease in  income,  therefore,  may  or  may  not  affect  value.  Many 
considerations  enter.  How  great  that  year's  increase  or  decrease 
is;  what  its  relationship  to  the  trend  over  preceding  years  is;  the 
extent  to  which  it  is  considered  more  or  less  temporary,  or  as  an 
indication  of  the  future  trend;  the  general  future  outlook  for  earn- 
ings— these  and  other  factors  have  effect.  It  is  probably  the  trend 
or  average  of  income  realized  over  a  series  of  years  that  is  the 
dominant  influence  on  the  earnings  side.  Even  a  reasonably  stable 
trend  in  earnings,  however,  may  be  offset  by  other  forces,  of  which 
several  apparently  are  still  in  operation^ 

Clearly  the  fact  remains,  however,  that  farm  incomes  and  the 
prices  of  products  are  important  factors  in  farm  real  estate  values. 
What  information  is  available  on  the  subject  is  given  in  Tables  2 
to  6  and  in  Figures  1  and  4.  The  available  evidence  indicates  that 
although  the  harvests  of  1928  were  favorable  in  comparison  with 
preceding  years  for  the  Nation  as  a  whole,  all  sections  of  the  country 
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and  all  farm  products  were  not  treated  equally  well.     Therefore,  so 
far  as  the  single  factor  of  farm-products  prices  and  incomes  goes, 


there  was  material  both  favorable  and  unfavorable  to  farm  real 
estate  values. 
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Table  2. — General  trend  of  prices  and  purchasing  power  oy  years  1919-1928,  and 
oy  months  July,  1927,  to  June,  1929 


Relative  pur- 

Index numbers  of  farm  prices 

(August,  1909-July, 

chasing  power 

1914  =  100) 

Whole- 
sale 

products  in 

exchange  for— 

prices 
of non- 

agri- 

Whole- 

Year and  month 

cul- 

tural 

sale 
prices 

Retail 

Grains 

Fruits 
and 

Meat 

Dairy 
prod- 
ucts 

Poul- 
try 

Cotton 
and 

All 
groups 

corn- 

of non- 
agri- 

prices 
paid 

vege- 

mals 

prod- 

cotton 

(30 

ties  1 

cul- 

by 

tables 

ucts 

seed 

items) 

tural 

farm- 

com- 

ers 3 

modi- 

ties 2 

i919— 

231 
231 
±12 
105 
114 
129 
156 
129 
128 
130 

189 
249 
148 
152 
136 
124 
160 
189 
155 
146 

206 
-       173 
108 
113 
106 
109 
139 
146 
139 
150 

173 
188 
148 
134 
148 
134 
137 
130 
138 
140 

206 
222 
161 
139 

145 
147 
161 
156 
141 
150 

247 
248 
lOi 
156 
216 
211 
177 
122 
128 
152 

209 
205 
116 
124 
135 
134 
147 
136 
131 
139 

199 
241 
167 
168 
171 
162 
165 
161 
152 
152 

105 
85 
69 
74 
79 
83 
89 
85 
86 
92 

102 

1920 

99 

1921. 

75 

1922 

81 

1923-.- 

88 

1924 „ 

87 

1925 .-. 

92 

1926 - 

87 

1927 

85 

1928 

90 

i927: 

July 

139 
138 
134 

195 
172 

145 

131 
136 

142 

130 
129 
135 

112 
122 
143 

125 
136 
179 

130 
132 

140 

151 
151 

152 

87 
88 
92 

September 

91 

128 
120 

138 
136 

145 
141 

139 
141 

167 
189 

169 
162 

139 
137 

151 
151 

92 
91 

November 

December 

123 

141 

138 

145 

195 

153 

137 

151 

91 

90 

1928: 

125 
128 

144 
153 

138 
139 

145 
145 

177 
144 

152 
141 

137 
135 

150 
151 

91 
89 

89 

February 

87 

March 

136 

144 
160* 
152 

174 
179 
181 

168 

139 

142 
151 
150 

142 
139 
136 
134 

122 

121 
128 
127 

147 
154 
166 
162 

137 

140 

148 
145 

151 
151 
152 
152 

91 
92 
97 
95 

89 

90 

May.. -. 

95 

June.. 

93 

July 

142 

j  20 

•156 

137 

157 

162 

134 
135 

134 

140 

i70 
153 

145 
139 

152 
153 

95 
91 

93 

August— -. 

89 

September 

117 

127 

174 

141 

156 

142 

141 

153 

92 

91 

October 

116 

114 

160 

143 

168 

147 

137 

153 

90 

88 

November 

110 

109 

150 

144 

185 

146 

134 

153 

88 

86 

December.. 

112 

108 

143 

146 

197 

148 

134 

154 

87 

86 

1929: 

January 

115 
123 

109 
111 

146 
150 

145 
144 

161 
158 

148 
149 

133 
136 

153 
152 

87 
89 

86 

February 

87 

March .. 

124 

112 

160 

144 

144 

155 

140 

154 

91 

89 

April - 

120 

110 

164 

142 

127 

152 

138 

154 

90 

<  88 

May 

113 

119 

164 

139 

134 

148 

136 

152 

90 

<87 

June 

111 

120 

163 

135 

140 

146 

135 

152 

89 

<86 

1  Computed  from  wholesale  prices  of  all  commodities,  excluding  those  originating  on  United  States  farms 
by  Bureau  of  Labor  Statistics  to  December,  1927.  For  subsequent  months  the  index  is  derived  from  the 
new  all-commodity  index  of  the  Bureau  of  Labor  Statistics,  1926=100,  by  excluding  farm  products  and 
feed  products  and  converting  the  results  to  1910-1914  =  100. 

2  The  value  of  a  unit  of  the  farmer's  product  at  farm  prices  in  exchange  for  nonagricultural  products  at 
wholesale  prices,  compared  with  pre-war  values. 

3  The  value  of  a  unit  of  the  farmer's  product  at  farm  prices  in  exchange  for  commodities  bought  by  farmers 
for  use  in  both  production  and  living,  at  retail  prices  compared  with  pre-war  values.    (See  lable  7.) 

<  Preliminary. 
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Table  3. — General  trend  of  the  prices  of  individual  products,  by  years  1919-1928, 
and  by  months  July,  1927-June,  1929  * 


Year  and 
month 


Index  numbers  of  farm  prices  (August,  1909- July,  1914  =  100) 


Grains 


Meat  animals  Fruits  and  vegetables 


Unclassified 


£      > 
O   |  D 


I   :    o 


O      !  J=< 


1919 

1920 

1921 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

1927: 

July 

August 

September 

October 

November. 
December.. 
1928: 

January 

February.. 

March 

April 

May 

June 

July 

August 

September. 

October 

November. 
December. 
1929: 

January—. 
February.. 

March 

April 

May 

June 


244!  243 

250   220 


132 
117 
111 


144 
140 
135 
129 
126 
129 
I 

I  130 

j  131 

!  138 

146 

163 

S  149 

134 

1  108 

i  107 

S  112 

110 

111 

111 

US 
lis 
113 
102 


125  142 
|  171  156 
153:  109 
136  123 
128   139 


174    173    196; 
196   190   222 

81  141 

82  104! 
91      89; 

110J  107| 
138i 


91 

104 
119 


144 
152 
148 
136 
115 
117 

117 
123 
134 
143 
160, 
159 
160! 
153| 
148 
132; 
117 
119 

125 

13,5 
138 

136; 

134 
135 


112  115 
97|  89 

113  108 
123;  112 

116  115 

111  111 

110  112 

112  108 

113  108 
121  116 


124  119 

129  122 

137  128 

143  131 

155  137 


1111 

120 
129] 

127! 
1121 
113 
112 
117 1 
122 


187  189 
163  175 
106  117 
104  114 
108  119 
108  120 
120  131 
124  143 
139:  151 
176;  174 

t 
137  145 
139  154 
143  160; 
145  164] 
154  1581 
160  159 


211  220 
185  202 
10lj  122 
132  164 
145  178 
149  182 
168  208 
162  196 
159  193! 
168;  205 


224  203 

180  353 

108  149 

116  136 

98  122 


157l 
157 

155. 


122 
124 
133 
139 
155 

154  132!  148 
141  125  138 
96  95  116 
92|  87  114 
89  121 

88  120 

89  121 


I 
163  161 
160  167 


155  190 
163  194, 
162,  193, 

165i  192 
167  202 


134!  190 

12l  119 

I 

119!  263 
1281  2101 
135,  154 
140,  140j 
124,  137 
112,  135 

108  134 
105;  138 


100, 
107, 


91  122 
127 

97 1  127 
94  119 
89  110 

85  i  105 


169 

168 

172 

166 

175 

166 

175 

171 

177 

176 

183 

183 

192 

193 

1S5 

187 

ITS 

178 

172 

175 

172 

181 

171 

180 

176 

185 

1S3 

179 

1S7 

179 

1S7 

179 

173 

ITS 
178 
172 


209 
216 

221 
223 


122,  1481 
120  120 


181  : 

196  18ll 

143  1261 

122  164; 

126  178 

156  159| 

195  175' 

178  162, 

130  157 
128;  207 

155'  172 
167  176 
139  167 
112  157 
99,  151 

105  154 

106  159 
112  176 
125  197 

131  218 
138  222 
142'  228 


120  164 

110  168 

92!  124 

94  176 

73|  133 

44  76 

731  166 

94!  141 

921  132 

1361  195| 


240  287! 
207  214; 
89  95; 
123  163; 
139  212 
129  209; 
145  221 
122  1861 
1161  174 
1161  203| 


86173 
85177 
65107 
59  98 
58104 
54,112 
55106 
56110 
55101 
58!  90 


150  100  147 
141  (100)  (147) 
136  (100)  (147) 


95!  143 

92;  128 

97;  138 

96  145 

113  168 

125;  209 

125;  205 

122|  254 

196      169,  234 


166   208 

133 

112 

136:  236 

162     191 

234 

165,  201 

138 

105!  149   218    110(191)1(234) 

167   203 

154: 

93!  138    191 

101  (191) i (234) 

165    196 

132! 

83 !  127    202 

103     136     177 

165    195 

118| 

82   114    210 

112       91j     141 

160,  193 

110| 

83 

116,  230 

123       80     102 

172   207 

113 

84 

119;  243 

129       68 

83 

175'  214 

1231 

85 

129   260 

135       59 

76 

184   222 

138, 

84 

133    256 

140;      55 

81 

185   226 

141 1 

79]  138   237 

139 1      55 1      89 

178   217 

138! 

85    143    254 

154       68       89 

173    209 

135 

91 

148  j  252 

159:      49 

1 

70 

172  56  99 

175!  56  84 

175'  55  89 

1741  54:  90 

175,  53  89 

180  53  89 

187  54!  89 
193    58   86 

199  60   S6 

200  60  87 
208!  61  90 
217  61  93 
211!  60  91 
208  59  88 
205  58  89 
202  56  89 
202;  56!  92 
200   55   95 

202  54 1  98 
202  56  102 
199  58  104 
190  60104 
176  60102 
170;  59100 


1  Product  groups  given  in  Table  2. 

2  Prior  to  1926  included  also  prices  of  onions  and  cabbage. 


Figures  in  parentheses  are  interpolations. 


Table   4. — Gross   income   from   farm   production,    by   groups    of   commodities, 

1919-20  to  1928-29 

[In  millions  of  dollars,  i.  e.,  000,000  omitted] 


1 

Year  July  1-June  30      Grains 

Meat 
animals 

Fruits 
and  vege- 
tables 

Cotton 
and 

cotton- 
seed 

Dairy 

and        All  farm 
poultry   products  1 
products  i 

Value  of 
food  and 
fuel  con- 
sumed 
on  farms 

Cash 

income 
from 
sales 

1919-20 '        3,005 

1920-21 ...i        2,246 

1921-22... 1        1,266 

1922-23 |        1,393 

1923-24 .J        1,393 

3,346 

2,328 
1,932 
2,180 
2,167 

1,747 
1,705 
1,379 
1,410 
1,526 
1,333 
1,686 
1,585 
1,500 
1,436 

2,271 

1,272 
760 
1,251 
1,608 
1,719 
1,749 
1,260 
1,476 
1,479 

3,598         15,719 
3,502  ;      12,668 
2,877  '        9,214 
2,957  ,      10,366 
3,315         11,288 
3,  258         12,  003 
3,  589         12,  670 
3,  775         12,  127 
3,  630         12,  304 
3, 840         12,  527 

2,887 
2,645 
2,129 
2,168 
2,360 
2,327 
2,535 
2,590 
2,434 
2,578 

12,832 
10, 023 
7,085 
8,198 
8.928 

1924-25 '         1,842 

2,619 
2,848 
2,883 
2,871 
3,016 

9,676 

1925-26 1        1,594 

1926-27 _.         1,455 

1927-28.. 1,605 

1928-29 j        1,540 

10, 135 
9,537 
9,870 
9,949 

>  After  deductions  for  portions  of  crops  and  dairy  products  fed  to  livestock,  used  for  seed,  for  further  crop 
production,  and  waste.  For  the  industry  as  a  whole  these  deductions  constitute  raw  materials,  the  income 
from  which  is  derived  from  the  finished  products  sold  or  consumed  in  the  farm  home.  Also  includes  gross 
income  from  a  group  of  miscellaneous  products  not  shown  in  this  table. 
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Table  5. — Net  income  available  for  capital  invested  in  agricultural  production, 
including  rewards  for  management,  1919-20  to  1928-29 


Current 
value  of 
all  capital 
invested  in 
agricultural 
produc- 
tion i 

Current 

value  of 

operator's 

Income  3  available  for— 

Income  as  a  percentage 
of— 

Year  July  1-June  30 

net  invest- 
ment in 

agricultural 
produc- 
tion 2 

Total 

capital 

investment 

Operator's 
net  capital 
investment 

Total 

capital 

investment 

Operator's 
net  capital 
investment 

1919-20. 

Million 
dollars 
79,  325 
73,  043 
63,  734 
62,  489 
60,  394 
59,  683 
59,  650 
58,  254 
58,  346 
58,  645 

Million 
dollars 
46, 941 
41,  076 
34,  634 
34,  261 
32,  968 
32,  514 
32,  665 
31,811 
32, 106 
32,  533 

Million 

dollars 

5,030 

375 

785 

2,014 

2,097 

2,656 

3,082 

2,491 

2,716 

2,754 

Million 

dollars 

2,675 

-1,  720 

-797 

419 

520 

1,039 

1,432 

937 

1,166 

1,191 

Per  cent 
6.3 
.  5 
1.2 
3.2 
3.5 
4.5 
5.2 
4.3 
4.7 
4.7 

Per  cent 
5.7 

1920-21 

-4.2 

1921-22- -.. 

-2.3 

1922-23 

1923-24 

1.2 

1.6 

1924-25 

3.2 

1925-26 .- 

4.4 

1926-27 

2.9 

1927-28 

3.6 

1928-29 

3.7 

Minus  (— )  indicates  net  loss. 

i  As  of  Jan.  1.  In  the  period  indicated  values  include  land,  buildings  (dwellings  and  other),  livestock, 
implements,  machinery,  motor  vehicles,  and  an  allowance  for  cash  working  capital.  The  estimates  in 
this  and  the  adjacent  column  have  been  revised  to  include  the  recent  revisions  in  the  values  of  livestock 
on  farms.  The  subsequent  computations  in  this  and  other  tables  affected  by  these  estimates  were  practii- 
cally  unchanged. 

2  Total  capital  investment  minus  property  rented  from  nonoperators  and  debts  owed  to  nonoperators, 

3  Exclusive  of  residential  value  of  dwellings. 


Table  6. — Farm  returns:  Averages  of  reports  of  owner  operators  for  their  own 
farms  for  the  calendar  years  1922- 


Geographic  division 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

North  Atlantic 

Dollars 

858 

928 

1,235 

623 

Dollars 
1,070 
1,030 
1,110 

740 

Dollars 
1,022 
1,155 
1,654 
656 
1,059 
1,506 
1,205 

Dollars 
1,352 
1,370 
1,680 
616 
824 
2,047 
1,297 

Dollars 
1,166 
1,169 
1,325 
569 
973 
1,694 
1,133 

Dollars 
1,333 
1,088 
1,642 
818 
980 
2,179 
1,290 

Dollars 
1,105 

East  North  Central.   _ 

1,170 

West  North  Central 

1,798 

639 

South  Central 

735  1            890 
986  |        1,310 
917           1,020 

1,121 

Western . 

2,171 

United  States ... 

1,334 

Number    of    reports,    United 
States 

6,094 

16, 183 

15, 103 

15,  330 

13,  475 

13, 859 

11,  851 

1  Average  gross  cash  receipts  from  sales,  minus  average  current  cash  expenses,  plus  change  in  inventory 
of  personal  property.  The  following  items  are  not  included:  Interest  paid,  expenditures  for  farm  improve- 
ments, estimated  value  of  food  produced  and  used  on  farms,  estimated  value  of  family  labor,  including 
owner,  and  estimated  change  in  value  of  real  estate  during  year. 

YEAR'S    EARNINGS    IN    NORTHEAST    OFF,    AND    VALUES    DOWN    SLIGHTLY 

Although  the  effect  of  one  year's  changes  in  earnings  or  values 
is  difficult  to  ascertain  among  the  multitude  of  possible  other  forces 
at  work,  if  the  average  operating  returns  reported  from  the  North 
Atlantic  region  are  a  fair  sample  (fig.  4  and  Table  6),  1928  earnings 
there  could  hardly  be  termed  helpful  to  maintaining  values.  True, 
farm  real  estate  values  on  the  average  have  held  up  well  since  1920  in 
comparison  with  the  trends  exhibited  for  other  regions  of  the  coun- 
try. During  the  war  period  values  there  also  rose  less  than  in  other 
regions.  No  doubt  an  important  factor  on  the  supporting  side 
throughout  the  post-war  period  has  been  the  comparatively  favorable 
and  well-maintained  levels  of  dairy  and  poultry  products  prices 
79961—29 3 
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and  incomes  (Tables  2  and  4),  as  discussed  in  earlier  reports  on  the 
farm  real  estate  situation.  The  trend  in  the  average  of  the  reported 
returns  has  also  been  rather  consistently  upward  until  1928,  each 
successive  "  low  "  in  the  year-to-year  fluctuations  being  above  that  of 
the  preceding  "  low."  The  1928  average,  however,  which  was  IT  per 
cent  below  1927,  was  the  lowest  since  1924. 

But  the  strong  dairy  situation  which  continued  during  1928  ap- 
parently was  offset  by  weakness  in  other  sources  of  Northeast  income. 
An  especially  weak  spot  on  the  income  side  was  the  adverse  potato 
situation.  Particularly  in  Maine  this  may  in  part  account  for  the 
2-point  decline  in  values  recorded  for  the  year.  Encouraging  potato 
prices  averaging  163,  266,  and  190  per  cent  of  pre-war  for  the  pre- 
ceding three  years  induced  the  planting  of  a  record  acreage  in  spite 
of  warnings  that  an  average  yield  would  break  the  market.  The  re- 
sulting crop  was  the  second  highest  on  record.  Prices  were  carried 
down  to  119  per  cent  of  pre-war  for  1928  (Table  3),  the  lowest 
calendar-year  average  since  1915.  Prices  at  digging  time  in  1928 
looked  even  worse  in  comparison  than  is  indicated  by  the  calendar- 
year  average,5  reaching  a  position  IT  per  cent  below  pre-war  in  Octo- 
ber and  showing  but  little  variation  from  that  level  for  the  re- 
mainder of  the  marketing  season.  Total  Maine  crop  values  at  the 
December  1  farm  prices  were  down  32  per  cent  from  1927. 

The  whole  1928  crop  season  could  hardly  be  called  favorable  to 
Xew  England  farmers,  according  to  the  report  of  the  State  agricul- 
tural statistician  (25).  Most  crops  produced  only  moderate  yields 
and  sold  at  only  fair  prices  at  best.  Much  of  the  potato  crop  was  of 
poor  quality.  Although  satisfactory  prices  prevailed  for  good- 
quality  fruit,  the  wet  season  was  not  favorable  to  apple  production 
and  brought  the  lightest  crop  since  1922.  Onions  sold  at  high  prices 
but  the  onion  sections  produced  few  onions  of  good  quality.  A  simi- 
lar situation  existed  in  regard  to  tobacco,  according  to  the  statis- 
tician. Much  of  the  tobacco  crop  was  of  poor  quality  and  there  was 
little  demand  for  the  lower  grades. 

Agriculture  in  Pennsylvania,  according  to  the  State  agricultural 
statistician  (11) — 

*  *  *  experienced  one  of  the  worst,  if  not  the  worst,  year  in  the  history  of 
the  Commonwealth.  The  value  of  crops  produced  *  *  *  is — not  taking 
into  consideration  the  decreased  purchasing  power  of  the  dollar — the  lowest 
since  1911.  The  slightly  better  prices  prevailing  for  livestock  and  dairy 
products  will  offset  to  only  a  small  degree  the  decrease  in  the  value  of  crops 
this  year.     *     *     *     Pennsylvania  is  not  a  stock-raising  State. 

The  season  was  adverse.  *  *  *  Corn  was  a  short  crop  in  many  of  the 
dairy  sections ;  many  fields  were  abandoned  and  a  number  of  silos  never  filled 
this  year.  *  *  *  Wheat  suffered  severely  from  winterkilling  and  the  Hes- 
sian fly.  *  *  *  Both  quality  and  yield  of  oats  were  reduced  by  unfavorable 
weather  at  harvest.  *  *  *  Buckwheat,  in  which  Pennsylvania  is  usually 
the  ranking  State,  suffered  a  sharp  reduction  in  harvested  acreage  as  well  as 
yield.  *  *  *  Potato  growers  *  *  *  increased  acreage  *  *  *  which 
caused  ruinously  low  prices.  *  *  *  Thousands  of  acres  of  hay  were  never 
harvested  this  year.  Quality  of  the  crop  is  inferior.  *  *  *  Fruit  produc- 
tion    *     *     *     was  considerably  above  last  year,  but  prices  were  much  lower. 

*  *  *  The  poultry  industry  has  apparently  been  overexpanded.  *  *  * 
The  opinion  has  been  expressed  that  the  industry  is  at  the  bottom  of  the  cycle 
and  better  days  are  ahead. 

5  The  annual  figures  given  in  Tables  2  and  3  are  the  simple  unweighted  averages  of  the 
12  monthly  prices. 
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Milk  prices  now  are  somewhat  better  than  a  year  ago;  this  improvement 
has  been  brought  about  by  a  shortage  in  supply.  The  effect  may  be  the 
entering  of  western  producers  into  the  local  markets,  and,  when  the  shortage 
of  home-grown  feed  is  taken  into  consideration  it  is  doubtful  if  the  situation 
of  the  dairymen  has  been  improved  any. 

The  State  agricultural  statistician  for  New  York  likewise  re- 
ported a  more  or  less  irregular  season  {12).  The  dairy  industry, 
according  to  his  report,  had  a  better  year  than  for  some  time,  but  the 
fruit  crops  were  disappointing,  potato  growers  were  pessimistic, 
canning  crops  yielded  only  moderate  returns,  and  hay,  because  of 
adverse  harvest  conditions  and  low  prices,  brought  only  a  fair  re- 
turn. In  the  sections  where  hay  was  formerly  an  important  cash 
crop,  the  situation  had  been  especially  disheartening  because  of  loss 
of  markets  brought  about  by  decreases  in  horses.  Hay  prices,  as  in- 
dicated in  Table  3,  have  been  but  little  above  pre-war  levels  since 
1920,  and  during  1928  sunk  to  a  yearly  average  10  per  cent  below 
pre-war — the  lowest  post-war  position  on  record.  No  striking  changes 
in  the  poultry  situation  were  observed,  the  situation  appearing  to 
have  been  fairly  stable.  The  important  Orange  County  onion  sec- 
tion had  suffered  badly  from  floods  for  two  consecutive  years  and 
from  poor  crops  and  low  prices  for  several  years  prior  to  that,  he 
reported.  The  western  New  York  muck  crops,  on  the  whole,  brought 
cash  returns  which  compared  favorably  with  earlier  years,  and  the 
field  bean  crop  turned  out  fairly  well,  both  as  to  yield  and  quality 
and  with  generally  excellent  prices.  He  reported  that  there  ap- 
peared to  be  "  an  increase  in  optimism  over  the  prospects  for.  agri- 
culture," and  less  complaint  of  shortage  of  farm  help  had  been  heard 
than  in  several  years,  though  wages  remained  at  high  levels.  "  City 
industries  have  apparently  been  running  at  a  lower  level  of  employ- 
ment than  for  some  years,  and  there  is,  of  course,  a  constant  interplay 
between  city  and  country." 

FARM  ABANDONMENT  IN  THE  NORTHEAST  CONTINUES 

Continued  abandonment  of  farms  in  the  Northeast  is  reported  by 
correspondents.  The  annual  report  of  the  Federal  Land  Bank  of 
Springfield  for  1928  6  stated  that  "  a  large  number  of  the  poorer 
grades  of  farms  continue  to  be  abandoned.  In  a  few  years  most  of 
these  lands  will  cease  to  be  worked  altogether."  Neglected  fields 
quickly  revert  to  brush  and  reclearing  under  present  high  labor 
costs  is  prohibitive. 

Particularly  _  in  New  England  the  larger  farms,  especially  if 
located  off  the  improved  main  highways  and  distant  from  town  are 
difficult  of  disposal.  The  value  of  a  "  back  "  farm  in  New  England 
frequently  is  determined  primarily  or  solely  by  its  timber  value. 
Present  operating  owners  in  the  "  back-town  "  areas  are  largely  older 
men,  who  during  their  occupancy  may  maintain  farm  and  buildings 
in  good  shape.  But  few  young  men  are  ready  to  take  their  places, 
and  every  farm  in  private  ownership  sooner  or  later  as  a  rule  must  be 
passed  on  to  someone  else.  Under  these  circumstances  prospects  of 
sale  for  such  farms  are  frequently  dependent  upon  the  following: 
(1)  Timber  value,  (2)  suitability  for  uses  primarily  residential  or 
recreational,  and   (3)   occasional  sale  to  an  outside  buyer   (usually 

6  Annual  Report,  1928. 
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from  out  of  State  or  from  the  city,  frequently  of  foreign  extraction) , 
to  whom  the  agricultural  prospects  seem  more  attractive  than  to 
the  sons  of  the  original  owners. 

An  illuminating  study  of  the  abandoned  farm  land  problem  in 
New  York  State  has  recently  been  published  by  the  New  York  State 
College  of  Agriculture,  Cornell  University  {28) .  Although  confined 
to  experiences  in  New  York,  the  conditions  observed  are  believed 
to  be  applicable  in  general  to  most  Eastern  States. 

Soon  after  the  Eevolutionary  War,  according  to  the  investigation, 
New  York  State  was  settled  with  great  rapidity.  A  multitude  of 
people  were  anxious  to  obtain  land.  They  settled  practically  all  of 
the  land  regardless  of  its  quality.  Some  income  was  obtained  from 
the  sale  of  timber,  while  the  land  was  being  cleared.  But  abandon- 
ment began  almost  as  soon  as  settlement  was  completed. 

The  peak  of  land  in  farms  in  New  York  State,  the  report  states, 
was  reached  in  18S0.  In  the  45  years  following,  4,500,000  acres  were 
abandoned,  a  decrease  of  19  per  cent.  Abandonment  was  found  to 
be  taking  place  at  an  increasing  rate.  In  the  30  years  from  1880  to 
1910  less  than  2,000,000  acres  disappeared  from  farms.  In  the  5 
years  from  1920  to  1925,  over  1,000,000  acres  disappeared.  Some  of 
these  4,500,000  acres  have  gone  into  cities  and  some  are  now  growing 
trees  but  many  of  them  are  lying  idle  and  useless. 

Crop  yields  in  these  poor  areas  never  were  good.  The  soils  there 
were  found  to  be  generally  deficient  in  lime  and  phosphorus.  When 
the  land  was  first  settled  each  farm  was  largely  self-sufficient  and 
all  kinds  of  crops  were  grown.  Since  agriculture  has  become  com- 
mercial, the  production  of  each  kind  of  crop  has  increased  in  sec- 
tions best  adapted  to  that  crop,  and  declined  elsewhere. 

Abandonment  is  primarily  owing  to  the  natural  poorness  of  the 
soil,  the  study  concluded.  Changed  economic  conditions  have  con- 
tributed to  this  process.  When  the  land  was  settled,  commercial 
fertilizers  and  tile  drains  were  unknown  and  lime  was  not  available 
for  use.  Much  of  the  best  level  land  required  drainage  before  it 
could  be  used,  but  with  drainage  it  became  superior  land.  Another 
reason  for  the  shift  of  production  from  poor  to  good  land  is  that 
the  poor  land  usually  is  not  well  adapted  to  the  use  of  grain  binders, 
potato  planters  and  diggers,  tractors,  and  the  like.  Every  step  in 
progress,  the  investigators  observed,  makes  it  relatively  more  advan- 
tageous to  obtain  the  food  supply  by  the  more  intensive  use  of  good 
land  rather  than  by  the  use  of  land  such  as  is  being  abandoned. 
The  high  ratio  of  wages  to  prices  of  commodities  accelerates  this 
movement. 

In  spite  of  all  the  abandoned  land,  agriculture  in  New  York  State 
is  not  to  be  thought  of  as  decadent,  the  report  says.  Although  the 
total  land  in  farms  declined  19  per  cent  in  45  years,  the  acres  of 
crops  declined  only  9  per  cent.  Yields  per  acre  increased  17  per 
cent  and  the  total  crop  production  of  the  State  increased  7  per  cent. 
The  highest  production  ever  attained  in  the  State  was  during  the 
World  War  period,  but  abandonment  was  rapid  even  in  this  period. 

The  investigators  were  of  the  opinion  that  the  use  of  these  aban- 
doned lands  for  agricultural  production  will  not  be  economically 
justified  for  some  time  to  come.  A  period  of  high  food  costs  is 
likely  to  give  a  misleading  impression  as  to  the  necessity  for  the 
use  of  inferior  lands.     The  remedy,  according  to  the  report,  should 
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not  be  reoccupation  of  inferior  lands  but  larger  yields  on  the  lands 
already  in  use,  for  it  is  easier  to  increase  food  production  on  good 
land  than  on  poor  land.  By  either  procedure  a  number  of  years 
will  be  required,  but  the  time  will  be  shorter  and  the  returns  greater 
if  all  the  effort  is  spent  on  good  land. 

Farm-to-farm  investigations  of  farming  practices  and  returns  in 
these  poorer  areas  led  the  investigators  to  conclude  that  it  was 
unlikely  that  other  farmers  would  do  any  better  on  this  kind  of 
land,  or  that  other  types  of  farming  would  pay  better.  Every  type 
has  been  tried  and  is  being  tried  to-day.  The  logical  remedy,  ac- 
cording to  the  report,  is  to  render  these  idle  lands  productive  by 
means  of  reforestation.  Watershed  protection  and  recreational  uses 
are  also  subserved  thereby.     Furthermore, 

the  purchase  of  abandoned  farm  land  may  be  justified,  wholly  independently 
from  timber  and  recreational  features,  as  it  removes  from  private  ownership 
land  which  is  wasting  the  time  and  effort  of  many  people.  *  *  *  An  agri- 
cultural area  may  be  settled  very  quickly,  but  if  a  mistake  is  made  abandon- 
ment is  an  exceedingly  slow  and  painful  process. 

Under  the  State's  leadership,  such  a  program  has  already  made 
considerable  headway,  and  during  the  last  year  still  further  impor- 
tant legislation  was  passed  which  is  expected  to  stimulate  the  refor- 
estation movement. 

CONVERSION   TO   RESIDENTIAL   USES    CONTINUES    IN  THE   NORTHEAST 

Northeast  correspondents  continue  to  report  considerable  current 
activity  in  the  buying  of  farms  by  city  residents  for  country  estates, 
summer  homes,  or  camp  sites,  for  part-time  farming  as  a  supple- 
ment to  the  income  from  employment  in  neighboring  towns  or  cities, 
or  merely  for  a  residence  for  city  workers  who  do  little  or  no  farming 
but  use  only  the  existing  farm  buildings.  These  conditions  do  not 
apply  to  such  areas  as  the  Aroostook  potato  country,  for  example, 
where  city  and  suburban  influences  are  of  minor  importance.  There, 
very  little  current  activity  was  reported  during  the  year  because  of 
the  depression  in  potato  prices.  When  sales  do  occur,  they  are  re- 
ported to  be  usually  between  local  farmers.  In  other  sections  of 
Maine,  however,  some  buying  for  summer  home  and  resort  purposes 
is  reported.  The  farms  most  in  demand  are  reported  to  be  small 
places  suitable  for  fruit  and  poultry  and  located  on  improved  roads. 

Rhode  Island  reports  frequently  cite  a  steady-to-upward  trend  in 
rural  land  values  because  of  the  large  number  of  people  looking  for 
farms  to  be  used  more  as  residences  than  as  a  means  of  livelihood. 
Some  of  this  class  of  nurchasers,  however,  wish  to  have  the  farm  op- 
erated so  as  to  meet  in  part,  if  not  entirely,  the  cost  of  maintaining 
the  property. 

In  Connecticut,  similar  activity  is  reported  especially  in  certain 
sections  in  the  two  western  counties  adjoining  New  York,  in  which 
there  has  been  considerable  activity  in  the  purchase  of  farms  to  be 
converted  into  estates.  In  other  sections  of  western  Connecticut 
normal  activity  in  farm  selling  is  reported  with  some  apparent  shift 
to  owners  of  foreign  extraction.  In  the  Connecticut  River  Valley 
tobacco  section,  little  activity  in  buying  and  selling  is  reported  and 
land  values  are  down  somewhat  from  preceding  years.  It  is  re- 
ported that  in  territory  adjacent  to  the  larger  cities  considerable 
activity  in  the  sale  of  farms  for  present  and  prospective  residential 
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purposes  is  taking  place.  A  number  of  small  farms  are  reported  as 
haying  been  sold  to  business  men  who  are  making  their  permanent 
residence  on  these  places. 
_  Massachusetts  correspondents  continue  frequently  to  make  men- 
tion of  the  fact  that  the  most  active  current  demand  is  for  small 
farms  to  be  used  for  summer  homes,  or  for  residences,  on  which  some 
farming  can  be  done  by  city  workers.  The  prices  for  well-located 
farms  used  as  farms  are  reported  as  holding  firm  with  the  possible 
exception  of  the  Connecticut  Valle}7,  where  recent  experience  with 
onions  and  tobacco  has  been  unfavorable. 

Buying  of  farms  for  recreational  or  residential  purposes  is  re- 
ported also  from  Xew  Hampshire.  A  preference  for  small  farms, 
near  towns  and  on  improved  roads  for  purposes  of  roadside  mar- 
kets, poultry,  and  fruit,  is  generally  expressed  in  most  inquiries 
from  among  the  other  class  of  buyers  at  the  present  time. 

In  New  York  State  a  similar  development  toward  the  conversion 
of  farms  to  uses  primarily  residential  is  reported  by  correspondents. 
In  a  special  report 7  on  the  farm  real  estate  situation,  E.  L.  Gillett, 
State  agricultural  statistician,  describes  the  situation  as  follows  : 

The  land  situation  in  New  York  divides  itself  into  two  phases : 

The  first  is,  that  in  the  neighborhood  of  the  larger  cities,  land  prices  are 
rising  gradually  because  of  the  growth  of  population  and  the  desire  of  many 
city  people  to  live  in  suburban  localities,  which  is  made  possible  by  greatly 
improved  transportation  facilities,  especially  good  automobile  roads  and  bus 
service.  This  causes  mild  speculative  interest  for  many  miles  about  the  larger 
cities.  It  is  made  more  intense  by  the  occasional  purchase  of  an  entire  farm 
to  be  used  for  a  summer  home.  This  creates  a  situation  that  holds  land  prices 
at  levels  above  their  real  worth  for  agricultural  uses.  It  is  conjectural  how 
far  out  this  actually  does  happen,  but,  in  eastern  New  York,  where  river  and 
mountains  give  scenic  value  to  farms,  almost  the  entire  Hudson  Valley  sec- 
tion appears  to  be  affected. 

The  second  phase  relates  to  what  might  be  termed  strictly  agricultural 
land.  Within  easy  marketing  distance  of  good  markets,  prices  of  farm  prod- 
ucts in  deficit  areas  tend  to  reach  a  level  comparable  with  the  wholesale  or 
jobbing  prices  of  shipped-in  produce  on  the  city  markets,  and  this  has  a  tend- 
ency to  hold  well-located  land  rather  steady.  In  the  more  distant  areas, 
where  produce  has  to  be  shipped  out  in  carloads,  or  trucked  long  distances, 
prices  for  land  have  tended  to  decrease  considerably,  especially  in  the  large 
surplus  crop  areas  of  western  New  York,  where  most  crops  have  been  low  in 
price  for  several  years.  In  some  of  the  favorably  located  muck  areas,  condi- 
tions were  good  enough  during  1928  to  justify  considerable  optimism.  In 
others,  many  crop  failures  resulted  in  discouragement.  The  Federal  Land 
Bank  of  Springfield,  Mass.,  which  covers  New  England,  New  York,  and  New 
Jersey,  reports  that  72.5  per  cent  of  the  farms  which  it  owns,  as  the  result 
of  foreclosure  proceedings,  are  located  in  western  and  central  New  York. 
This  presumably  includes  more  than  one  year's  acquirements. 

In  the  case  of  poor  lands,  distant  from  market,  and  not  yet  coming  under 
city  summer-home  influence,  much  of  it  has  little  or  no  market  value.  The  ex- 
tension of  paved  roads  is  having  considerable  effect  on  realigning  values. 
Farms  on  paved  roads  are  apparently  worth  more,  while  others  on  dirt  or 
poor  paved  roads  are  worthless. 

A  public  commission  on  reforestation,  appointed  by  the  State  legislature 
a  year  ago,  has  advocated  the  buying  up  of  much  of  the  poorer  lands  for  re- 
forestation by  the  State,  or  by  the  towns  and  counties.  This  development, 
if  carried  out,  would  probably  have  a  far-reaching  influence  on  agricultural 
lands  and  rural  life. 

Pennsylvania  reports  indicate  no  great  activity  except  in  the  vicin- 
ity of  centers  of  population,  especially  around  Philadelphia  and  in 

7  Gillett,  R.  L.     Special  report  on  the  farm  real  estate  situation.      (Unpublished  data.) 
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certain  other  sections  along  the  eastern  border  of  the  State  in  which 
considerable  buying  of  farms  for  country  homes  by  New  York  and 
Philadelphia  residents  is  reported.  The  higher-priced  farms  are 
reported  as  moving  slowly  for  country-home  purposes;  the  cheaper, 
rougher,  wooded  farms  of  greater  scenic  quality  are  the  most  desir- 
able for  this  purpose.  In  the  mining  sections  of  the  State  activity 
in  sales  of  farms  is  also  reported,  largely  to  mine  workers  of  foreign 
extraction. 

Values  in  the  more  strictly  agricultural  sections  of  the  State  re- 
mained the  same  or  declined  somewhat  during  the  year,  with  some 
local  exceptions  and  some  reported  upward  trends  along  improved 
highways.  The  farms  most  in  demand  are  reported  to  be  the  smaller, 
lower-priced  places  of  from  10  to  60  acres,  on  improved  highways, 
near  town,  and  adapted  for  specialized  farming.  Further  comment 
on  the  situation  is  made  by  the  State  agricultural  statistician  as 
follows  (11)  : 

The  value  of  farm  land  in  Pennsylvania  is,  considering  the  purchasing  power 
of  the  dollar,  less  to-day  than  it  was  in  1890.  Prospective  operators  with  new 
capital  are  not  so  plentiful  as  they  were  a  decade  ago.  Increased  taxes, 
largely  the  result  of  financing  new  ideas  with  respect  to  roads  and  education, 
by  an  old  method  of  raising  revenues,  rest  heavily  upon  the  farmer.  Inequality 
in  the  assessment  of  real  estate  has  been  made  to  operate  to  his  disadvantage. 
There  is  practically  no  market  for  farms  not  located  on  improved  highways; 
few  farms  are  worth  more  than  the  cost  of  replacing  the  improvements,  and 
many  can  be  rented  for  the  taxes. 

This  unsatisfactory  condition  of  agriculture  is  not  the  result  of  an  unfavor- 
able season  only,  nor  is  it  the  intention  to  convey  the  idea  that  all  the  farmers 
are  facing  financial  disaster.  The  best  land  of  the  State  is  operated  by  a 
class  of  thrifty  and  industrious  farmers  of  simple  habits,  who  have  succeeded 
in  accumulating  a  store  of  this  world's  goods.  Farmers'  cooperatives  anticipate 
an  increase  in  business  during  the  coming  year.  But  these  favorable  indica- 
tions may  be  found  in  other  States  as  well,  which  are  competitors  of  ours  and 
seemingly  are  better  prepared  for  the  new  era  upon  which  agriculture  is 
entering. 

Neither  the  topography  of  the  land,  the  size  of  farm,  nor  the  temperament 
of  the  people  or  their  economic  status  readily  admits  of  large-scale  production 
and  the  attendant  economies  which  are  claimed  for  the  agricultural  revolution. 

SOUTH   ATLANTIC   VALUES   OFF  IN  AN  ADVERSE  SEASON 

Average  values  in  most  Southern  States  were  lower  on  March  1, 
1929,  than  one  year  earlier,  but  the  losses  were  usually  smaller  than 
those  which  took  place  during  1927-28.  In  South  Carolina,  Louisi- 
ana, and  Oklahoma  the  averages  remained  unchanged.  Along  the 
eastern  seaboard  States  heavy  rains,  storms,  and  floods  made  serious 
inroads  on  the  returns  for  1928.  The  generally  adverse  character 
of  south  Atlantic  returns  is  indicated  by  the  22  per  cent  decline  in 
the  average  of  operating  returns  reported  by  the  bureau's  crop  cor- 
respondents.    (Fig.  4  and  Table  6.) 

In  North  Carolina  a  very  adverse  season  was  reported  by  the 
State  agricultural  statistician,  which  in  part  may  account  for  the 
rather  sharp  decline  of  3  points  in  the  average  farm  real  estate  value 
for  the  State  (21): 

The  past  year  has  resulted  in  a  depressing  agricultural  situation  in  North 

Carolina.     Most  of  the   so-called   "  cash "   crops   have  cost   more  to   produce 

than  they  sold  for.  The  tax  burdens  have  been  particularly  heavy  on 
farmers. 
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The  corn  crop  shows  the  lowest  production  for  many  years.  This  was  due 
largely  to  the  unfavorable  August  and  September  weather  conditions,  particu- 
larly the  storms  and  floods.  While  corn  has  decidedly  the  largest  acreage  of 
crops,  tobacco  has  proportionately  an  equally  high  value.  With  the  acreage 
increased  about  11  per  cent,  the  total  value  of  tobacco  shows  a  decline  of 
about  15  per  cent  from  1927.  Cotton  suffered  severely  from  boll-weevil  dam- 
ages, resulting  in  one  of  the  lowest  yields  per  acre  for  many  years.  Peanuts,  in 
which  this  State  leads  in  production,  also  showed  a  poor  yield,  due  to  unfavor- 
able weather  conditions  at  the  time  of  setting  nuts. 

The  year  was  unusually  favorable  for  the  growth  of  hay  crops  and  pastures. 
Along  with  the  fact  that  livestock  are  showing  an  advantage  in  price  indexes, 
the  year  has  been  favorable  for  this  industry.     *     *     * 

The  results  of  the  past  two  years  have  been  discouraging  to  the  small  grain 
farmer.     *     *     * 

Truck  crops  and  peaches  brought  distressingly  poor  returns.  With  the  ad- 
vent of  the  good  roads  and  motor  trucks,  only  favorable  prices  are  needed  to 
result  in  an  expansion  of  the  commercial  vegetable  growing  in  the  eastern 
counties  of  North  Carolina.  Large  quantities  of  fresh  perishables  have  been 
carried  directly  from  the  fields  to  the  northern  markets.  Unfavorable  prices, 
however,  hampered  the  story  that  might  be  "told  concerning  the  advantage  of 
motor  transportation. 

The  cold,  wet  spring  and  excessive  rains  and  storms  in  August  and 
September  adversely  affected  crop  results  in  the  lower  middle  and 
coastal  sections  of  South  Carolina,  according  to  a  special  report  by 
the  State  agricultural  statistician.8  Even  on  light  soils  and  in  the 
valleys  of  the  piedmont  the  effect  of  excessive  moisture  and  flood 
waters  materially  reduced  yields.  Decreases  in  values  are  reported 
to  have  occurred  south  of  the  fall  line,  but  this  was  probably  offset 
in  part,  at  least,  by  increase  elsewhere,  particularly  in  the  piedmont. 
There  was  not  much  activity  in  farm  lands.  Foreclosure  and  dis- 
tress sales  were  still  taking  place,  he  stated.  Increases  in  this  class 
of  transfer  were  reported  from  some  localities.  Such  sales  brought 
only  the  indebtedness  and  were  generally  absorbed  by  farmers  of 
the  community.  Although  some  observers  felt  that  farm  lands  were 
at  or  near  the  low  point  of  value,  yet  not  a  great  deal  of  buying  had 
taken  place. 

In  Georgia  an  adverse  season  was  also  reported,  the  State  agri- 
cultural statistician  stating  that  (7)  : 

Reductions  in  production  and  value  of  Georgia  crops  this  year  reflect  in  a 
fair  measure  the  unfavorable  aspects  of  the  season.  A  late,  cold  spring  fol- 
lowed by  frequent  and  heavy  rains  in  August  and  September  resulted  in  rela- 
tively low  per-acre  yields  and  general  reduction  in  production  and  value  of 
the  principal  field  crops.  The  total  value  of  all  crops  declined  approximately 
$27,000,000,  or  10  per  cent  below  the  total  for  last  year. 

Of  the  money  crops  usually  exceeding  a  million  dollars  in  value,  cotton, 
tobacco,  watermelons,  peanuts,  and  cowpeas  show  substantial  reductions  in 
total  and  per-acre  values.  Sweet  potatoes,  pecans,  and  apples  each  increased 
in  total  value  over  last  year.  Better  prices  for  sweet  potatoes  and  larger  pro- 
duction of  pecans  and  apples  were  responsible  for  these  increases.  The  net 
decline  in  value  of  the  above  cash  crops,  when  compared  with  1927,  is  approxi- 
mately $14,000,000,  or  10  per  cent. 

Cotton,  representing  about  90  per  cent  of  the  total  value  of  all  cash  crops 
produced  in  the  State,  accounts  for  a  correspondingly  large  proportion  of  the 
loss  in  total  value.  This  loss  was  felt  most  keenly  in  the  central  part  of  the 
State,  as  the  greatest  reduction  occurred  there,  following  a  very  short  crop 
last  year.  Production  in  the  southern  territory  was  slightly  below  last  year, 
while  the  northern  part  of  the  State  enjoyed  another  satisfactory  crop. 

A  record  tobacco  crop  sold  at  very  low  prices,  and  as  a  result  growers  are 
generally   dissatisfied   with   the   project.     Peach   growers   also   experienced   a 

8  Black,  F.     Special  report  on  the  farm  real  estate  situation.     (Unpublished  data.) 
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very  unsatisfactory  season,  the  crop  being  very  heavy  and  the  quality  very 
poor.  Returns  from  watermelons,  peanuts,  pecans,  and  apples  were  fairly 
satisfactory.  Production  of  practically  all  food  and  feed  crops  fell  below  last 
year's  figures,  the  corn  crop  being  the  smallest  in  many  years. 

Stating  the  situation  briefly,  Georgia  farmers  are  not  as  well  fortified  with 
cash  and  supply  crops  as  they  were  one  year  ago.  North  Georgia  has  held  its 
own,  at  least;  the  central  counties  and  part  of  the  southern  counties  have  ex- 
perienced a  rather  disastrous  season,  while  other  southern  counties  have  experi- 
enced more  moderate  reverses. 

In  a  special  report  on  the  farm  real  estate  situation  the  Georgia 
State  statistician  9  continues  as  follows : 

There  are  indications  that  values  have  become  stabilized  to  the  extent  that 
the  direction  and  amount  of  change  during  the  next  few  years  will  depend 
largely  upon  the  character  of  the  crop  seasons.  If  the  farmers  of  the  State 
are  moderately  successful  in  the  production  of  1929  and  1930  crops,  we  may 
expect  increased  activity  in  farm  real  estate.  If  they  have  a  repetition  of 
their  1928  experiences  I  think  we  may  expect  continued  inactivity  in  the  farm- 
lands market  and  a  continuation  of  the  decline  in  values. 

There  has  been  very  little  activity  in  the  farm-lands  market  during  the  past 
year.  Cotton  farms  in  the  northern  piedmont  territory,  particularly  in  the 
northeast,  seem  to  be  in  greatest  demand.  Mortgage  companies  report  a  num- 
ber of  sales  in  the  above  territory  during  the  past  year  at  prices  ranging  from 
$2  to  $40  per  acre,  with  a  large  proportion  of  the  active  farms  bringing  about 
$25  to  $35  per  acre.  Practically  all  sales  have  been  to  farmers  in  the  locality 
who  intend  to  operate  the  farms.  In  a  number  of  instances  the  former  owners 
were  the  purchasers,  after  having  remained  on  the  land  as  renters  following 
foreclosures  a  few  years  ago.     *     *     * 

Reports  indicate  practically  no  activity  in  central  and  southern  Georgia    *    *    *. 

In  a  special  report  on  the  farm  real  estate  situation  for  Virginia,10 
the  State  agricultural  statistician  noted  that  values  showed  practi- 
cally no  change, in  the  piedmont  and  valley  counties,  where  general 
farming,  dairying,  poultry,  and  fruit  growing  prevail  and  where 
conditions  during  1928  were  fairly  good.  This  section  is  usually 
considered  to  be  the  better  agricultural  section  of  the  State.  Firm 
values  were  reported  in  southwest  Virginia,  to  which  an  increase 
in  dairying  as  well  as  an  improved  cattle  situation  are  said  to  have 
contributed.  In  the  remainder  of  the  State  decreases  in  values  were 
observed,  which  for  the  middle  Virginia  counties  were  attributed 
to  low  tobacco  prices;  and  to  disappointing  prices  for  truck  crops, 
especially  potatoes,  in  the  tidewater  counties.  In  addition  to  low 
prices,  the  tobacco  crop  in  the  southern  tobacco  counties  was  very 
poor. 

Correspondents  frequently  stated  that  there  was  no  demand  for  farms'  in 
their  sections  and  that  the  only  sales  during  the  year  were  the  result  of  mort- 
gage foreclosures.  Occasionally  the  land  adjoining  an  active  farmer  who 
wished  to  enlarge  his  holdings  brought  fairly  good  prices  but  in  most  cases 
sales  prices  were  very  low.  Farms  on  hard-surface  roads  and  near  schools  are 
reported  to  bring  fairly  good  prices,  while  those  at  sonie  distance  from  schools 
and  on  unimproved  roads  are  difficult  to  sell. 

In  a  similar  special  report,  the  State  agricultural  statistician  for 
West  Virginia  X1  reports  as  follows : 

There  has  been  no  marked  change  in  the  trend  of  farm  values  for  the  State 
as  a  whole  during  the  past  year  even  though  the  farmers'  net  income  has 
probably  raised  slightly  due  to  higher  livestock  prices. 

Large  numbers  of  farms  are  for  sale,  but  few  of  them  are  changing  hands. 
Most  of  those  that  are  selling  are  located  close  to  the  larger  towns  or  are  on 

8Childs,  V.  C.     Special  report  on  the  farm  real  estate  situation.      (Unpublished  data.) 

10  Taylor,  H.  M.     Special  report  on  the  farm  real  estate  situation.      (Unpublished  data.) 

11  Gibbs,  B.     Special  report  on  the  farm  real  estate  situation.      (Unpublished  data.) 
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hard-surfaced  roads.  Lands  not  adjacent  to  towns  or  hard-surfaced  roads  are 
decreasing  rapidly  in  value  while  those  that  are  better  located  are  probably 
increasing  somewhat  in  value. 

The  number  of  foreclosures  in  the  State  is  not  exceptionally  great,  due  to 
the  fact  that  inflation  in  values  were  not  as  great  in  West  Virginia  during  the 
war  as  they  were  in  other  States.  This  inflation  was  kept  down  due  to  the 
fact  that  most  of  the  farms  in  the  State  were  inherited  and  have  remained  in 
the  same  family  for  a  number  of  years,  which  would  tend  to  decrease  specula- 
tion. Sales  that  have  occurred  during  the  past  year  are  largely  those  where 
the  better  farmers  of  the  community  have  been  able  to  increase  their  acreage. 

VALUES    IN    MOST   SOUTH    CENTRAL   STATES    CONTINUED   TO    DECLINE 

SLIGHTLY 

Values  in  most  of  the  States  of  the  two  South  Central  divisions 
continued  to  decline,  though  only  a  point  or  two.  In  Oklahoma  and 
Louisiana  the  averages  remained  unchanged. 

If  the  average  operating  returns  of  the  reporting  farmers  of  these 
eight  States  (fig.  4  and  Table  6)  are  typical  of  results  generally,  so 
far  as  the  single  year's  results  were  concerned,  they  were  more 
favorable  than  unfavorable  to  land  values.  The  continued  slight 
decline  in  average  values  inay  be  attributable  in  part  to  lingering 
after-effects  of  the  drastic  cotton  price  break  of  1926,  which  carried 
cotton  prices  below  pre-war  levels  for  the  first  time  since  1921. 
Although  cotton  prices  have  recovered  from  these  low  levels,  doubt 
may  exist  in  the  minds  of  some  as  to  the  course  of  cotton  prices. 
The  December  1  average  farm  price  in  1928,  for  example,  was  18 
cents  as  compared  with  a  corresponding  price  of  19.6  cents  one  year 
previous.  Gross  total  cotton  income  for  the  country  was  practically 
the  same  as  that  realized  in  1927-28  (Table  4) ,  the  crop  being  larger 
but  prices  at  picking  time  being  lower. 

Since  the  bulk  of  the  crop  is  sold  in  the  months  of  September 
to  January  inclusive,  the  prices  received  in  these  months  are  more 
reflective  of  those  actually  received  than  is  indicated  by  the  simple 
average  of  the  12  monthly  prices  usually  used  as  the  average  price 
for  the  year.  (Table  2.)  The  September,  1928-January,  1929, 
average  was  146  per  cent  of  pre-war  as  compared  with  163  per  cent 
for  the  same  period  in  1927-28.  In  some  South  Central  States  the 
burden  of  foreclosed  and  other  distress  properties  is  another  depress- 
ing influence.  • 

Furthermore  the  year  was  not  equally  favorable  in  all  States.  In 
Alabama  the  gross  farm  income  was  reported  "  down  from  former 
years  and  profits  were  off  considerably "  (13) .  Land  sales  were 
few,  and  considerable  acreages  of  land  were  reported  still  lying  idle. 
Mississippi  gross  income  was  also  reported  below  1927;  somewhat 
larger  than  in  1926,  but  considerably  below  1925  (14)  ■  In  comment- 
ing further  on  the  situation,  the  State  agricultural  statistician  stated : 

The  farm  value  of  the  cotton  crop,  the  principal  source  of  cash  income,  has 
closely  approximated  the  1927  value,  but  yield  per  acre  was  lower  this  year, 
and  cost  of  production  was  larger.  For  most  other  crops,  except  fruits  and 
pecans,  farm  values  have  been  less  than  last  year,  but  this  loss  in  value  has 
been  compensated  somewhat  by  increased  returns  from  livestock  and  livestock 
products.  Returns  from  commercial  truck  crops  in  192S  were  about  30  per 
cent  less  than  in  1927. 

A  larger  proportion  than  usual  of  farmers'  income  this  year  will  be  expended 
for  feed  grains  during  1929,  as  this  year's  corn  crop  is  the  smallest  in  many 
years,  and  about  33  per  cent  less  than  the  1927  crop,  while  the  hay  crop, 
although  larger  than  average,  is  5  per  cent  below  1927  production. 
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In  Tennessee  the  year  was  reported  by  the  State  agricultural  statis- 
tician (18)  to  have  been  fairly  satisfactory  on  the  whole,  although 
adversities  were  encountered  and  real  estate  values  moved  down 
slightly : 

The  year  1928  can  be  considered  as  a  fairly  satisfactory  year.  The  total 
acreage  of  all  crops  was  reduced  about  1.2  per  cent,  but  the  value  was  increased 
about  7.7  per  cent.     Yields  were  about  97.2  per  cent  of  the  10-year  average. 

The  cold,  wet  spring  caused  late  planting,  in  poorly  prepared  seed  beds,  of 
most  crops.  With  corn,  this  was  intensified  by  summer  drought  in  the  western 
portions  of  the  State  and  floods  in  the  eastern  bottoms.  The  resulting  yield 
of  19.5  bushels  per  acre  is  the  lowest  in  many  years.  Many  farmers  who 
ordinarily  have  corn  for  sale  will  be  in  the  market  as  buyers.  Total  produc- 
tion is  estimated  at  about  81  per  cent  of  the  5-year  average.     *     *     * 

The  yield  of  upland  cotton  was  generally  very  poor,  but  abnormal  yields  in 
the  bottoms,  with  a  late  winter,  raised  the  yield  to  about  9  pounds  above  the 
10-year  average.  The  total  production  is  estimated  at  about  10  per  cent  above 
the  5-year  average.     Prices  were  satisfactory     *     *     *. 

The  tobacco  acreage  was  increased  about  28  per  cent  over  the  short  acreage 
of  1927,  but  is  still  below  the  average.  Yields  were  about  normal,  with  prices 
generally  satisfactory.  *  *  *  The  quality  of  the  crop  is  reported  to  be 
good.     Burley  farmers  are  particularly  optimistic  concerning  prices. 

Truck  growers,  greatly  encouraged  by  excellent  prices  for  their  crops  in  1927, 
made  a  considerable  increase  in  their  acreage  this  year.  As  a  result,  ship- 
ments fell  on  a  glutted  market  with  prices  too  low  in  many  instances  to  pay 
the  gathering,  packing,  and  express  charges.  Trucking  for  commercial  ship- 
ment is  restricted  to  certain  areas  in  west  Tennessee,  and  reaction  from  the 
low  prices  obtained  was  not  generally  reflected  over  the  State. 

Fruit  prices  ranged  somewhat  lower  than  in  1927,  but  a  heavy  production 
brought  the  total  value  to  over  twice  that  of  last  year. 

Due  to  the  fact  that  several  commercial  condenseries  have  been  located  in  the 
State  during  the  past  two  or  three  years,  there  has  been  a  marked  increase  in 
dairying  activity.  This  is  looked  upon  with  favor  by  the  leading  exponents  of 
diversification  in  agriculture.     *     *     * 

Tennessee  lamb  and  wool  growers  have,  as  usual,  had  a  prosperous  year  in 
the  marketing  of  their  product.  This  is  the  only  crop,  according  to  the  opinion 
of  many,  that  yields  a  profitable  return  from  year  to  year. 

Commenting  specifically  on  the  Tennessee  farm  real  estate  situation 
the  statistician  stated  that 

Reports  show  practically  no  increased  demand  for  farm  lands  over  the  State. 
There  seem  to  be  some  foreclosures  and  a  few  distress  sales  are  reported. 
*  *  *  The  demand  seems  more  for  small  farms,  with  dairying  and  poultry 
predominating  as  to  type.12 

Earlier  issues  of  The  Farm  Real  Estate  Situation  (SO,  31)  have 
mentioned  the  exceedingly  adverse  production  conditions  which 
have  prevailed  in  Kentucky  in  recent  years  and  the  sharp  decline 
in  realty  values  which  accompanied  them.  Although  sections  of  the 
State  are  still  reported  to  be  not  yet  in  the  best  of  shape,  improve- 
ment in  others  was  noted  during  1928.  The  slight  decline  of  1  point 
shown  in  average  farm  real  estate  values  for  the  State  (Table  1)  is 
encouraging  in  comparison  with  recorded  decreases  of  4  and  5  points 
in  the  years  immediately  preceding.  The  State  agricultural  statis- 
tician reported  as  follows  (5)  : 

Considered  by  sections,  the  western  third,  or  half  of  the  State,  has  been, 
and  still  is,  in  extremely  bad  condition  (agriculturally).  And  since  this  is 
predominantly  an  agricultural  area,  this  condition  has  depressed  the  whole 
area.  In  the  rich  phosphatic  limestone  counties  of  the  "  blue  grass  "  in  cen- 
tral Kentucky,  and  also  in  general  throughout  the  limestone  area,  including 
central  and  northern  Kentucky,  conditions  have  been  much  better  than  in 
western  Kentucky,  though  none  too  good.    This  central-northern  area  produces 

12  Marsh,  S.  T.     Special  report  on  the  farm  real  estate  situation.     (Unpublished  data.) 
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the  bulk  of  the  Burley  tobacco  which  has  sold  at  good  prices  for  the  last  two> 
years,  1927  and  1928 ;  it  also  produces  the  bulk  of  the  spring  lamb  crop  of 
something  like  600,000  head,  which  have  sold  for  good  prices.  On  hogs,  cornr 
cattle,  and  other  general  farming  production  conditions  have  been  less  favor- 
able. 

The  State  may  therefore  be  considered  as  in  fair  to  good  condition  in  the 
central  and  northern  (Burley  tobacco)  area;  but  in  very  bad  condition  in  the 
western  third,  or  half,  producing  the  five  dark  types  of  tobacco  (largely  for 
export),  corn  and  hogs,  and  some  cattle.  The  season  of  1928  was  the  worst 
ever  known  in  western  Kentucky,  and  1927  had  been  bad.  Continuous  rains, 
cloudbursts,  and  storms  throughout  June  prevented  cultivation,  put  all  crops 
into  weeds  and  grass,  and  washed  up  or  covered  with  mud  or  high  water  a 
large  percentage  of  the  crops.  Many  people  planted  corn  or  tobacco  as  much 
as  three  times,  only  to  lose  it.  After  the  June  floods  and  continuous  rains  in 
western  Kentucky,  drought  set  in  and  lasted  until  near  September  1.  This  was 
followed  by  the  earliest  killing  frosts  on  record  at  the  Weather  Bureau.  *  *  * 
Many  farms  have  been  abandoned ;  still  more  are  only  halfway  farmed ;  many 
tenants  and  small  landlords  have  moved  out.  Delinquencies  on  payments  due 
on  farm  loans  in  that  area  have  generally  been  bad,  but  coming  installments 
may  be  met  a  little  better,  due  to  somewhat  better  prices  for  all  dark  tobaccos, 
though  nothing  like  as  high  as  Burley. 

The  development  of  dairying  has  proceeded  rather  rapidly  in  practically  all 
parts  of  the  State.  Several  condenseries  and  creameries  have  been  built,  and 
cream-buying  stations  have  been  spread.  Even  in  western  Kentucky  individual 
farmers  may  be  found  who  have  done  well,  most  of  them  through  dairying,  but 
some  through  fruit  growing,  sheep,  or  poultry.  In  the  areas  where  dairying 
has  taken  hold,  those  farmers  generally  are  found  meeting  their  payments  and 
doing  well. 

Farm  indebtedness  is  generally  heavy,  especially  in  western  Kentucky.  In 
that  area  insurance  companies,  local  banks,  joint-stock  banks,  and  land  banks, 
hold  many  farms,  and  would  hold  a  great  many  more  of  them  if  they  pressed 
for  payments. 

Kentucky  farmers  may  therefore  be  considered  roughly  as  in  fair  to  good  con- 
dition in  the  richer  areas  of  central  Kentucky :  in  fair  to  poor  condition  in  cen- 
tral and  northern  Kentucky  as  a  whole ;  with  sharp  improvement  indicated  and 
gradually  materializing  as  Burley  tobacco  is  disposed  of  at  continuing  high 
prices.  This  area  is  therefore  doing  fairly  well,  payments  generally  are  being 
cleaned  up,  and  improvement  is  apparently  definite  and  solid. 

Western  Kentucky  apparently  is  feebly  beginning  to  work  out  of  its  worst 
condition,  though  still  in  very  bad  condition,  as  a  whole.  The  improvement  is 
coming  chiefly  from  somewhat  better  prices  on  dark  tobaccos,  and  from  the 
leaven  of  dairying,  which  is  rapidly  increasing. 

Farm-land  values  are  badly  down  in  western  Kentucky,  with  practically  no 
buyers.  In  central  and  northern  Kentucky  the  high  Burley  tobacco  prices  have 
stiffened  prices  a  little. 

In  Arkansas,  where  farm  realty  values  declined  2  points  in  the 
index,  crop  and  real  estate  conditions  were  summarized  as  follows 
by  the  State  agricultural  statistician  (3)  : 

There  is  little  in  the  present  agricultural  situation  in  Arkansas  to  indicate 
change  either  for  better  or  worse  when  compared  to  the  situation  a  year  ago. 
During  the  past  year  our  farmers  have  harvested  crops  from  8*4  per  cent 
more  land  than  in  1927,  with  gross  returns  6  per  cent  in  excess  of  1927.  Ex- 
pressed in  another  way,  they  have  produced  approximately  811,000,000  more  in 
gross  values,  but  at  a  less  net  average  return  per  acre  for  each  cultivated  acre. 
We  may  say,  then,  that  for  the  year  192S  our  farmers  generally  have  merely 
marked  time. 

Our  cotton  growers  have  produced  one-fifth  more  in  quantity  and  one-eighth, 
or  approximately  $13,000,000,  more  in  value.  A  fair  per  cent  of  the  growers 
have  made  some  money.  Our  rice  growers  have  also  produced  a  slightly  larger 
crop  than  a  year  ago.  The  margin  of  receipts  over  cost  of  production  is  slight 
with  the  great  majority  of  rice  growers. 

Fruit  growers,  especially  producers  of  apples,  peaches,  and  grapes,  have 
had  much  better  crops  than  in  1927.  But  peaches  sold  at  a  low  figure,  and 
only  a  small  per  cent  of  growers  realized  profits.  Some  few  apple  growers 
made  good  profits,  but  there  were  many  who  suffered  losses  from  freezes  and 
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from  hail  and  other  causes  beyond  their  power  to  control.  Grapes  paid  a 
slightly  b*etter  profit  than  first  reports  indicated.  Most  other  truck  and  fruit 
crops  realized  less  than  in  1927.     *     *     * 

Within  the  past  year  a  few  more  banks  have  failed  as  a  result  of  cumulative 
troubles  following  the  deflation  period  of  1921  and  1922.  In  a  general  way, 
banks  are  not  increasing  farm  loans  but  are  endeavoring  to  curtail  the  amounts 
loaned  on  farm  lands.  Short-time  loans  on  chattels  and  personal  security  are 
comparatively  in  favor. 

The  joint-stock  land  banks  are  making  no  farm  loans.  In  the  present  state 
of  the  stock  and  bond  markets,  their  bonds  are  not  in  demand  and  are  not 
selling.     The  Federal  land  banks  are  making  some  farm  loans.     *     *     * 

The  most  significant  and  perhaps  most  disquieting  phase  of  our  agricultural 
situation  to-day  is  the  increase  of  tenancy.  In  1910,  50  per  cent  of  our  farmers 
were  tenants.  In  1920,  even  after  the  profitable  farming  years  of  1916  to 
1920,  the  figure  increased  to  51  per  cent.  In  1925  it  has  risen  to  57  per  cent. 
To-day  it  is  still  higher. 

Banks,  insurance  agencies,  and  loan  companies  have  been  forced  to  fore- 
close some  mortgages.  In  most  cases  they  have  not  been  able  to  sell  the 
farms  so  acquired  to  advantage,  and  hence  have  operated  them  by  leases, 
usually  to  share  croppers.  It  is  doubtful  if  the  peak  of  the  movement  toward 
tenancy  has  been  reached.  In  some  few  counties,  excessive  levee,  road,  and 
other  special  taxes  have  caused  actual  abandonment  of  farms,  which  have 
then  passed  into  taxbuyers'  and  speculators'  hands.  These  also  find  it  easier  to 
lease  than  to  sell  to  advantage.  Of  course  the  share-crop  system  tends 
toward  1-crop  farming,  with  its  attendant  evils. 

Keferring  further  to  foreclosures  on  farms  by  banks  and  investment  com- 
panies, it  is  a  fact  that  the  mortgagees  in  some  cases  found  themselves  worse 
off  after  foreclosing  than  before  in  that  they  had  the  burden  of  paying  taxes 
on  the  foreclosed  properties.     Also,   in   many  instances  the  farms  lay  idle. 

Late  this  year,  owing  to  good  returns  from  cotton  in  some  sections  where 
bank  failures  had  occurred,  in  the  process  of  realizing  on  the  bank's  assets, 
outright  sales  of  farm  lands  have  been  made  at  prices  much  below  the  gen- 
eral level,  but  they  have  sold.  An  authentic  instance  is  related  of  a  40-acre 
farm  in  southeast  Arkansas  selling  about  10  years  ago  for  $2,000.  Shortly 
after  it  sold  again  for  $2,500,  then  for  $3,000.  Within  the  past  month  the 
original  owner  who  sold  it  for  $2,000  has  bought  it  back  for  $800.  On  the 
other  hand,  there  are  indications  of  a  tendency  to  buy  farm  lands  in  several 
counties   in   northeast  Arkansas. 

The  general  floods  in  the  principal  river  valleys  of  the  State  in  1927  and 
1928  have  caused  physical  losses  from  which  complete  recovery  may  never  be 
made.    They  have  also  caused  some  farm  abandonment 

The  eagerness  with  which  the  State  leaped  into  road  construction  programs 
in  1922,  1923,  and  1924,  entailed  heavy  burdens  on  landowners  and  in  some 
ways  hurt  agricultural  interests  and  values,  especially  by  putting  so  much  of 
the  cost  of  construction  against  property  adjoining  the  roads.  Now  the  Mar- 
tineau  law  has  put  the  burden  on  the  user  of  the  roads,  and  has  relieved  farm 
lands  of  a  yearly  tax  burden  amounting  to  a  sum  between  $4,000,000  and 
$5,000,000. 

Improved  roads  have  had  a  remarkable  influence  in  extending  the  distance 
from  shipping  points  at  which  truck,  perishables,  and  poultry  and  dairy 
products  may  be  successfully  grown.  They  are  also  aiding  in  extending  mar- 
kets by  making  truck  hauling  to  nonrailroad  points  and  to  non jobbing  points 
profitable. 

Considerable  improvement  in  agricultural  conditions  in  1928  was 
reported  by  the  State  statistician  for  Oklahoma  (4)  : 

Over  6  per  cent  more  land  was  in  field  crops  this  season  than  last,  and  the 
total  value  of  field  crops  this  year  was  over  7  per  cent  greater.  Field  crops 
brought  returns  of  $280,000,000  in  1928,  compared  with  $261,000,000  in  1927 
and  $276,000,000  in  1926.  The  increased  total  value  of  field  crops  for  1928  is 
due  mostly  to  wheat.  While  the  price  of  wheat  was  considerably  less  than  in 
1927,  the  total  value  of  the  crop  was  practically  50  per  cent  larger,  owing  to  a 
better  yield  and  larger  harvested  acreage. 

All  grain  crops  showed  a  larger  per  acre  value  than  in  1927. 

Although  the  money  return  from  the  cotton  crop  this  season  is  not  quite  so 
great  as  a  year  ago,  it  is  more  evenly  distributed,  and  will  help  to  stabilize 
conditions  in  the  southern  and  southeastern  part  of  the  State. 
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The  high  prices  paid  for  livestock  gave  cattlemen  and  farmers  a  good  income 
from  this  source.  All  cattle  quarantines  in  the  State  have  been  lifted  in  the 
past  year,  and  this  clears  the  way  for  greater  progress  in  dairying  and  stock 
raising.    This  is  especially  true  of  the  southeastern  part  of  the  State. 

In  general,  the  condition  of  agriculture  in  this  State  has  shown  a  great  im- 
provement during  1928. 

In  a  special  report  on  the  subject,  the  statistician  described  the 
farm  real  estate  situation  as  follows : 13 

Average  values  are  about  the  same  as  a  year  ago.  There  is  still  very  little 
activity  in  buying  but  it  is  greater  than  a  year  ago.  Land  is  so  cheap  that  fully 
improved  farms,  preferably  near  town,  are  most  in  demand  by  both  buyers  and 
renters.  Practically  all  buying  is  being  done  by  farmers  or  ranchers.  *  *  * 
The  number  of  foreclosures  and  distress  sales  are  smaller  than  a  year  ago. 
Terms  of  credit  vary  in  different  sections  of  the  State.  *  *  *  In  some 
sections  buyers  can  dictate  their  own  terms. 

Western  half:  In  the  western  half  of  the  State  there  is  a  tendency  toward 
higher  values  for  both  farm  and  pasture  lands.  This  tendency  is  due  to  the 
better  financial  conditions  of  farmers,  improved  methods  of  producing  wheat, 
increased  interest  in  dairying,  and  to  a  slight  oil  influence  in  portions  of  this 
territory. 

There  is  increased  activity  in  land  over  a  year  ago,  or  over  several  years. 
Wheat  farms  are  most  in  demand — then  the  better  of  the  row-crop  land.  Trans- 
fers are  usually  made  with  substantial  cash-down  payments.  *  *  *  Prac- 
tically all  the  buying  is  done  by  farmers  or  ranchers. 

The  crop  situation  is  much  better  than  a  year  ago.  In  1927  wheat  (the 
principal    crop)    was    a    near    failure.      In    192S    a    good    crop    was    raised. 

Xorthcast:  In  the  northeast  values  are  about  the  same  as  a  year  ago,  but  with 
a  tendency  toward  higher  values.  Activity  was  increased  slightly  but  is  still  at 
a  low  ebb.  Foreclosures  and  distress  sales  are  less  than  a  year  ago.  Improved 
farms  are  in  demand.    Terms  vary  greatly. 

The  cotton  crop  was  larger  than  a  year  ago,  but  fruits  were  a  near  failure 
for  both  years.    Flood  damage  was  serious  last  year. 

South  and  southeast:  In  the  south  and  southeast  portions  of  the  State  land 
values  with  the  exception  of  a  few  counties,  are  lower  than  a  year  ago.  There 
is  very  little  activity  in  buying :  however,  a  few  farms  are  selling  that  are 
located  near  a  good  town.  The  majority  of  buyers  want  small  improved  farms. 
About  the  only  buyers  are  farmers,  or  town  people  moving  to  the  country  but 
they  prefer  not  to  move  too  far  from  town. 

There  is  some  demand  in  the  south  for  tracts  suitable  for  pecan  orchards, 
i.  e..  land  covered  with  native  pecan  trees  or  sprouts  that  can  be  budded  or 
grafted  to  improved  varieties.  Some  prospective  oil  land  is  being  bought 
without  regard  to  its  agricultural  value.  Foreclosures  and  distress  sales 
have  been  numerous,  but  probably  not  as  many  as  a  year  ago. 

Cotton  production  in  this  area  was  nearly  twice  as  large  in  1928  as  it  was 
in  1927,  but  the  1927  depression  was  carried  over  into  and  through  1928.  An- 
other  good   cotton    crop    this    year    will    stimulate   land   values    considerably. 

In  Louisiana,  on  the  whole,  but  little  land  changed  hands  during 
1928-29.  according  to  the  State  agricultural  statistician.11  Cotton 
acreage  in  the  Delta  lands  along  the  Mississippi,  he  reported,  (15) 
came  back  strongly  in  1928  following  destruction  by  the  floods 
of  1927,  although  burdened  to  some  extent  by  a  lack  of  funds  for 
planting  operations,  and  a  scarcity  of  seed.  Eeports  from  the  areas 
flooded  in  1927  and  still  subject  to  overflow  in  future,  expressed  uncer- 
tainty pending  the  establishment  of  flood  control,  especially  with  re- 
gard to  those  lands  located  in  the  flowage  area  designated  in  one  of 
the  plans  advanced.  Increases  in  the  cotton  acreage  took  place  in 
other  sections  of  the  cotton  area  of  the  State  also,  an  increase  of 
29  per  cent  in  the  total  State  acreage  being  shown.  Acre  yields 
were  slightly  below  those  of  1927  on  account  of  an  adverse  season, 

13  Robinson,  C.  H.  Special  report  ou  the  farm  real  estate  situation.  (Unpublished 
data.) 

14  Janes,  L.  L.     Special  report  on  the  farm  real  estate  situation.      (Unpublished  data.) 
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and  prices  likewise  were  lower.  The  increased  acreage,  however, 
at  December  1  prices  resulted  in  a  total  gross  value  of  the  crop  15 
per  cent  greater  than  in  1927. 

Louisiana  rice  growers  of  southwest  Louisiana  secured  good 
yields,  the  State  statistician  reported,  but  prices  were  generally  un- 
satisfactory. In  the  sugar  section  of  southeast  Louisiana,  prices 
for  cane  were  low  and  unsatisfactory  although  offset  to  some  ex- 
tent by  higher  yields.  This  industry  is  reported  to  be  facing  better 
prospects  in  the  production,  however,  through  the  introduction  of 
the  new  POJ  varieties  and  through  improved  cultural  methods. 
Sweetpotato  and  potato  income  declined  sharply,  but  the  straw- 
berry and  trucking  sections  had  a  good  year.  Increased  interest  in 
developing  the  dairy  industry  is  reported  with  a  view  to  supplying 
the  State's  consumption  of  dairy  products,  which  for  the  most  part 
now  is  brought  in  from  outside  the  State. 

In  Texas,  the  index  of  average  realty  values  declined  a  point, 
although,  according  to  the  State  agricultural  statistician,  (24)  - 

Taken  as  a  whole,  the  1928  crop  season  was  fairly  satisfactory.  While  the 
prices  received  for  farm  produce  were  disappointing  in  many  respects,  the 
total  income  was  greater  than  for  the  preceding  year.  Except  in  a  few  sec- 
tions, where  moisture  was  lacking,  or  weather  conditions  were  unfavorable, 
the  farmers  were  able  to  liquidate  their  indebtedness,  and  many  retained  a 
surplus  to  carry  them  into  the  next  year.  Livestock  conditions  remained  on 
a  high  level  during  the  year  with  demand  and  prices  above  recent  years. 

The  past  season  was  a  good  example  of  what  might  happen  in  cotton  pro- 
duction were  it  practicable  to  control  the  boll  weevil.  During  late  July  and 
early  August  there  occurred  a  period  when  weevils  were  relatively  inactive, 
and  in  this  time  enough  fruit  was  put  on  by  the  plants  to  break  production 
records  in  numerous  localities  in  the  eastern  half  of  the  State.  In  portions  of 
the  western  half,  however,  the  bollworm  was  unusually  destructive.  The 
yield  per  acre  for  the  year  was  well  above  the  average,  only  1926  exceeded  the 
number  of  bales  produced,  yet  the  value  of  the  crop  exceeded  that  of  1926  by 
almost  $150,000,000.     *     *     * 

Increased  returns  from  crops  and  livestock  are  reflected  in  the  business 
situation  of  the  State. 

The  development  in  northwestern  Texas  described  in  earlier  issues 
of  The  Farm  Eeal  Estate  Situation  continued  during  1928,  (30,  31), 
though  apparently  at  a  somewhat  slower  rate.  Reports  of  new  land 
being  put  under  plow  for  the  first  time  continue  to  be  made.  In  one 
locality,  for  example,  it  was  reported  that  during  1928  approxi- 
mately 10,000  acres  of  new  land  were  sold  on  payments  of  from  10 
to  30  years — all  virgin  soil  placed  under  cultivation  for  the  first 
time,  by  the  new  owners.  From  another  county  in  this  section  cor- 
respondents reported  that  land  values  were  increasing  owing  to  an 
influx  of  farmers  from  other  sections,  particularly  from  eastern 
Oklahoma  and  eastern  Texas.  Farms  of  160  acres  were  mostly  in 
demand.  Some  ranch  land  was  being  sold  each  year  to  be  cut  into 
small  farms.  In  other  portions  of  this  section  of  the  State  no 
unusual  activity  was  reported,  but  values  generally  were  reported 
as  firm  or  increasing,  farm  loans  as  in  good  standing,  and  few  or  no 
foreclosures  or  distress  sales. 

In  the  southernmost  section  of  the  State  continued  activity  was 
reported  in  the  Rio  Grande  Valley  and  the  coastal  counties.  Devel- 
opment of  fruit  and  vegetable  growing  under  irrigation  in  the  valley 
continued.  Continued  break-up  of  large  tracts  into  smaller  farming 
units  was  reported  in  other  counties  of  this  southern  section. 
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Elsewhere  in  the  State  a  generally  inactive  market  was  reported, 
excepting  that  increased  interest  in  ranch  lands  has  been  manifested 
with  the  improvement  in  cattle  prices,  and  the  continued  favorable 
sheep  and  goat  prices.  Correspondents  from  the  northeastern  section 
of  the  State  report  a  considerable  amount  of  foreclosed  and  distress 
land  on  the  market  there,  with  values  correspondingly  weak. 

FAR  WESTERN  EARNINGS   CONTINUED  ON  SUSTAINING  SIDE  OF  VALUES 

Among  the  two  geographic  divisions  comprising  the  far  Western 
States,  values  on  the  whole  were  well  maintained  during  1928-29. 
Only  one  instance  of  decline  was  recorded  and  four  instances  of  in- 
crease were  shown.  A  decline  was  shown  for  California  but  it  was  a 
nominal  one  of  but  1  point  in  the  index.  Montana,  Wyoming,  Ari- 
zona, and  New  Mexico  showed  slight  increases  of  1  point  each.  The 
Mountain  States  as  a  group  have  shown  a  firm  tendency  in  average 
real  estate  values  for  two  consecutive  years  (Fig.  3),  and  the  avail- 
able evidence  would  seem  to  warrant  the  belief  that  values  in  these 
States  have  put  behind  them  their  major  readjustment  as  a  result  of 
the  deflation. 

The  generally  favorable  underlying  factors  on  the  earnings  side 
of  far  western  values  have  been  discussed  in  preceding  reports  on 
the  farm  real  estate  situation.  These  underlying  conditions  have 
continued  for  the  most  part  during  1928-29.  The  cattle  comeback 
brought  prices  to  an  average  76  per  cent  higher  than  the  pre-war 
average,  during  1928  (Table  3) — the  highest  since  1919.  These  en- 
couraging prices  extended  to  all  grades.  The  immediate  cattle  out- 
look continues  favorable,  although  prices  appear  to  be  at  the  peak 
of  the  cycle.  Sheepmen  during  1928-29  added  another  year  of  pros- 
perity to  several  consecutive  years  of  highly  encouraging  sheep,  lamb, 
and  wool  prices  (Table  3),  in  spite  of  threats  of  overexpansion  of 
the  industry.  The  prices  of  dairy  products  have  held  up  well  and 
western  poultry  men  closed  the  year  with  poultry  and  egg  prices 
higher  than  in  1927,  and  comparatively  favorable  as  post-war 
prices  go. 

On  the  crops  side  of  the  story  drought  cut  the  feed  on  the  ranges 
and  reduced  crop  yields,  and  the  year's  results  were  not  as  good  for 
all  sections  as  had  been  expected.  Shorter  feed  on  the  ranges,  how- 
ever, makes  higher  hay  prices  for  the  intermountain  hay  sections, 
which,  in  a  State  like  Utah,  where  hay  is  the  chief  crop,  was  esti- 
mated to  have  meant  an  additional  $3,000,000  in  the  Utah  farm 
income. 

In  Montana,  although  wheat  prices  were  down,  a  second  consecu- 
tive year  of  comparatively  good  yields  after  several  discouraging 
dry  years  greatly  encouraged  the  wheat  sections.  The  generally  im- 
proved Montana  situation  was  discussed  at  some  length  in  The  Farm 
Real  Estate  Situation  of  a  year  ago  (31).  The  recent  favorable 
weather,  the  improved  livestock  situation,  the  more  widespread 
adoption  of  the  combine  and  other  types  of  larger-scale  power  ma- 
chinery appear  to  have  improved  sentiment  there  considerably. 

The  revived  interest  in  farm  lands  observed  in  the  farm  real  estate 
survey  of  a  year  ago  was  maintained,  the  volume  of  voluntary  sales 
made  during  1928-29  showing  an  increase  as  compared  with  the 
year  before  for  the  third  consecutive  year.  Foreclosures  during 
1928-29  declined  appreciably  for  the  third  consecutive  year.    In  this 
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resumption  of  buying,  dealers  in  some  localities  report  that  they  have 
been  able  to  move  appreciable  amounts  of  foreclosed  land.  Much  of 
the  current  buying  is  reported  to  be  purchase  of  adjoining  or 
near-by  tracts  by  established  farmers  who  are  enlarging  their  hold- 
ings. All  through  the  northern  Great  Plains,  including  western 
North  Dakota  and  South  Dakota,  the  incentive  for  larger  operating- 
units  has  been  steadily  strengthened  by  the  increased  use  of  the  com- 
bine, and  by  wider  use  of  other  types  of  power  machinery.  Enlarge- 
ment of  holdings  is  also  reported  from  the  grazing  sections  of  the, 
State. 

Although,  averaged  for  the  State  as  a  whole,  the  farm  real  estate- 
situation  has  apparently  developed  a  much  better  tone,  reports  from 
some  localities  indicate  no  great  improA^ement  as  yet,  with  fore- 
closures and  estate  closings  still  practically  the  only  type  of  transfer 
taking  place,  and  virtually  no  voluntary  buying  being  done.  Within 
most  States  more  or  less  variation  in  conditions  is  usually  to  be: 
expected. 

Wyoming,  in  which  realty  values  showed  an  increase  for  the  year,, 
experienced  another  good  year  from  the  income  standpoint,  accord- 
ing to  the  annual  review  of  conditions  by  the  State  agricultural 
statistician  (23)  : 

Wyoming  agricultural  products  came  to  the  close  of  1928  showing  values 
much  above  last  year,  and  any  recent  preceding  years.  From  the  production' 
side,  crops  show  slightly  below  the  10-year  average,  while  livestock  much 
more  than  offset  the  deficiency. 

The  season  was  variable  (winter  and  spring  dry  to  May  15,  then  more  than 
normal  moisture  to  July  20,  followed  by  a  prolonged  drought  to  about  October 
10)  and  the  final  outcome  of  crops  did  not  measure  up  to  the  midseason 
promises.  Prices  have  been  disappointingly  low  for  potatoes  (a  crop  of  con- 
siderable and  growing  importance  in  this  State)  offset  by  very  satisfactory 
prices  for  hay  and  dry  edible  beans,  making  the  total  for  12  principal  crops 
$33,214,000  compared  to  $30,862,000  for  1927.  Hay  is  mostly  fed  locally  by 
growers  themselves  or  sold  to  feeders  who  feed  sheep  and  cattle  in  the  vicinity. 

Prices  received  for  cattle  and  sheep  have  been  highly  favorable,  and  encourag- 
ing to  the  development  of  full-capacity  operations.  There  is  a  tendency  to 
hold  ewe  lambs  and  breeding  heifers  and  cows  to  build  up  and  improve  herds.- 
While  hogs  have  been  less  attractive,  they  still  bring  good  enough  returns  to 
mduce  some  expansion.  Livestock  values  will  be  some  higher  than  last  year 
and  much  higher  than  two  years  ago.  *  *  *  There  is  considerable  increase 
in  poultry,  and  particularly  turkeys. 

The  financial  situation  is  usually  commented  upon  by  stockmen  and  other 
reporters  as  "easier,"  "favorable,"  ''satisfactory."  etc.  High  prices  have 
induced  some  close  selling,  with  practically  no  liquidations.  Stockmen  are 
also  cautious  about  stocking  up  at  the  high  prices,  where  it  is  necessary  to 
purchase  to  do  so.     *     *     * 

Wyoming  has  plenty  of  room  for  it,  and  there  is  a  tendency  toward  agricul- 
tural expansion,  to  which  the  present  outlook  is  encouraging.  This  fall  the 
Union  Pacific  Railroad  completed  a  new  branch  line  across  the  southeastern 
portion  of  the  State  from  Egbert  to  Torrington.  This  gives  a  better  outlet  for 
some  promising  farming  sections  and  tends  toward  more  rapid  development. 

Total  forced  sales  in  Wyoming  decreased  again  during  1928-29 
for  the  third  consecutive  year,  and  although  the  volume  of  voluntary 
sales  was  somewhat  below  that  indicated  for  1927-28,  the  number 
of  voluntary  transfers  was  still  higher  than  in  1926-27  and  1925-26. 
This  average  improvement  indicated  in  the  farm  real  estate  situa- 
tion for  the  State  as  a  whole  again,  as  in  Montana,  is  a  composite 
picture  of  conditions  which  van7  as  between  the  different  communi- 
ties of  the  State.     Although  improved  sentiment  is  indicated,  the 
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foreclosure  rate  for  the  State  is  still  above  normal,  and  land  await- 
ing sale  by  mortgagee  owners  remains  in  considerable  volume. 

A  revived  activity  in  land  sales  during  1928-29  was  reported  in 
Colorado,  although  not  sufficient  as  yet  to  start  values  upward,  ac- 
cording to  a  special  report  on  the  subject  by  the  State  agricultural 
statistician : 15 

Early  in  1928  it  was  evident  that  there  was  an  increasing  demand  for  non- 
irrigated  lands  in  sections  that  produce  ceceals.  Much  land  was  for  sale,  com- 
prising land  held  by  banks  and  loan  companies  and  held  by  the  fanners  and 
actual  owners.  This  strengthened  demand  probably  did  not  result  in  any  in- 
creased value,  as  the  supply  of  land  for  sale  generally  exceeded  the  demand. 

*  *  *  In  1927  returns  from  crops  were  better  than  for  previous  years, 
and  there  were  reports  early  in  1928  that  speculative  interests  were  picking 
up  dry  farm.ng  lands  for  wheat  and  beans  in  the  eastern  third  of  the  State. 

*  *     * 

Low  prices  for  grains  and  a  very  small  yield  of  beans  in  1928,  however,  has 
not  made  it  possible  to  secure  larger  returns  in  the  dry-farming  areas,  so  no 
doubt  any  increased  demand  that  may  have  developed  early  in  1928  was  more 
than  offset  later  in  the  year  by  these  conditions. 

In  the  irrigated  sections  1927  returns  were  good,  so  1928  started  fairly  well, 
but  a  fight  over  sugar  beet  prices  and  a  large  acreage  of  potatoes  which  pro- 
duced a  crop  sold  at  a  loss,  resulted  in  a  rather  poor  situation  at  the  close  of  the 
vear.  In  a  few  areas  where  large  returns  from  onions  and  good  returns  from 
the  hay  and  truck  crops  were  secured,  there  was  some  increased  demand  with 
possibly  a  little  better  value. 

The  most  evident  change  during  1928  was  in  ranch  property.  The  im- 
proved situation  in  the  cattle  industry  resulted  in  what  might  be  termed  a 
stronger  demand  for  ranch  properties  by  speculative  interests ;  that  is,  traders 
and  commission  men  bought  up  cattle  and  some  ranch  property  on  which  to 
handle  the  livestock.     *     *     * 

During  the  past  year  there  has  been  a  continuation  of  the  movement  on  the 
part  of  sheepmen  from  Utah  to  buy  ranch  property  and  grazing  west  of  the 
Continental  Divide.  Most  of  this  property  was  defunct  cattle  ranches,  closed 
•out  in  the  slump  after  the  war. 

With  a  large  surplus  of  ranch  properties  for  sale,  there  has  not  developed 
any  tendency  to  increase  land  values.  But  stockmen  who  are  able  and 
farmers  who  handle  a  few  stock  are  trying  to  secure  more  grazing  lands. 
There  are  thousands  of  acres  of  land  taken  under  the  320  and  640  acre  home- 
stead acts  that  have  been  abandoned.  Some  of  such  lands  can  be  bought  at 
tax  sales  or  for  much  less  than  mortgages  on  same.  Such  lands  were  prev- 
iously held  at  prices  too  high  for  use  of  lands  for  grazing  purposes  and  now 
have  come  down  to  a  value  within  reach  of  the  stockman. 

There  is  a  very  evident  tendency  in  the  dry  land  areas  for  the  better  estab- 
lished farmers  to  buy  abandoned  lands.  Some  of  this  land  is  suitable  for 
grains,  sorghums,  beans,  and  broomcorn. 

To  sum  up  the  land  value  situation  during  1928,  it  would  seem  that  there 
had  been  an  increased  demand  for  ranch  properties,  dry -farming  lands  and 
irrigated  lands.  There  have  been  fewer  foreclosures,  and  it  seems  that  the 
rancher  has  come  into  his  own  once  more.  The  grain  farmers  did  not  do 
so  well.  There  are  many  farm  and  ranch  properties  for  sale,  the  supply  far 
exceeding  the  demand.  Average  values  have  not  shown  much  increase.  Cer- 
tain very  good  irrigated  farms  might  sell  for  a  little  more  or  ranch  properties 
that  controlled  ranges  be  worth  more  since  the  improved  livestock  situation. 
The  average  or  poor  farm  or  ranch  would  not  sell  for  more  than  it  did  a 
.year  ago. 

Arizona,  according  to  a  report  of  the  State  agricultural  statis- 
tician (29)  "  enjoyed  one  of  its  most  prosperous  seasons  during  the 
year  of  1928." 

Agricultural  production  was  one  of  the  outstanding  factors  in  making  this 
year  the  most  significant  of  many  consecutive  years  of  progress.  When 
the  aggregate  estimated  value  of  14  principal  crops  is  compared  with  1927, 
the  close  of  the  present  season  shows  a  20  per  cent  increase.     Although  lack 

"Beir,  F.  W.     Special  report  on  the  farm  real  estate  situation.     (Unpublished  data.) 
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ot  summer  rains  was  a  restraining  factor,  satisfactory  prices  and  steady 
demand  leave  the  range  livestock  industry  of  the  State  in  an  easy  position  at 
this  time. 

*  *  *  A  larger  acreage  and  increased  average  yields  give  a  value  to  the 
[cotton]  crop  of  the  present  year  some  $3,000,000  in  excess  of  that  recorded 
for  1927. 

Tame  hay  shows  a  slightly  higher  acre  yield  for  1928  and  good  prices  have 
been  offered  throughout  the  entire  season.     *     *     * 

Truck  crops  and  fruit  acreages  have  shown  marked  increase  when  the  sea- 
son of  192S  is  compared  with  earlier  years.     *     *     * 

The  general  outlook  for  Arizona  agriculture  is  very  satisfactory  at  the  present 
rime.  However,  new  problems  will  arise  with  the  development  of  virgin  agri- 
cultural lands.  It  is  probable  that  during  1929  lands  coming  into  cultivation 
:for  the  first  time  will  increase  Arizona's  agricultural  area  by  about  200,000 
acres. 

This  development  in  many  respects  constitutes  Arizona's  greatest  opportunity 
for  immediate  growth  in  population  as  well  as  in  agricultural  production.  Such 
highly  specialized  crops  as  citrus  fruit,  cantaloupes,  lettuce,  and  Pima  cotton 
will  in  some  measure  be  represented  in  the  production  of  these  new  projects. 
It  is  likely,  however,  that  these  new  lands  will  turn  mainly  to  seasonal,  quick 
money  field  crops  as  represented  by  Upland  cotton,  grain  sorghums,  and  winter 
grains. 

Eventually  these  new  lands  will  be  given  over  to  the  growing  of  greater 
amounts  of  alfalfa.  With  this  thought  in  mind  it  will  be  well  for  the  estab- 
lished farmer  to  look  to  the  increase  of  his  dairy  herds,  to  be  in  a  position  to 
meet  the  demand  which  is  likely  to  come  in  the  near  future  for  stock  animals. 

Cotton  is  expected  in  1929  to  retain  its  position  as  Ar.' zona's  principal  crop. 
It  is  doubtful  if  the  acreage  will  be  increased  on  the  developed  lands  now 
growing  cotton,  although  a  slight  increase  may  be  expected  in  that  of  the  Pima 
variety.  Any  increase  in  the  total  acreage  over  this  year  will  be  found  on 
new  lands. 

Further  comment  on  irrigation  development  in  the  State  is  made 
in  a  special  report  on  the  farm  real  estate  situation : 16 

Around  100,000  acres  of  new  land  have  been  brought  to  at  least  a  partial 
state  of  production  through  the  development  of  new  irrigation  projects  during 
The  year  1928.  Possibly  an  additional  150,000  acres  have  shown  marked  in- 
crease in  value  with  the  assurance  of  irrigation  within  the  next  18  months. 

On  yet  a  third  parcel,  comprising  100,000  acres,  an  upward  trend  in  values 
has  been  stimulated  by  progress  made  in  development  plans.  Certain  difficul- 
ties are  being  overcome  and  those  in  touch  with  conditions  feel  that  the  time 
is  drawing  near  when  actual  development  can  be  started. 

The  greatest  advances  have  been  noted  where  sales  have  been  made  in  known 
citrus-growing  belts.  Of  course  in  irrigated  sections  farm  lands  have  shown 
sharp  rises  where  urban  development  has  been  rapid;  especially  those  closely 
adjacent  to  such  development. 

On  new  developed  irrigation  projects,  lands  have  shown  the  price  increase 
which  would  be  expected  with  such  development.  On  lands  where  irrigation 
is  assured,  but  not  actual,  some  increases  due  to  rather  speculative  buying  are 
noted.  On  strictly  dry-farm  lands  but  few  sales  have  been  noted  with  little 
change  in  values. 

There  has  been  little  "  forced  selling  "  during  the  past  year. 

New  Mexico's  production  of  most  crops  in  1928  was  reported  above 
that  of  1927  which  was  a  very  dry  year.  At  December  1  prices  the 
aggregate  crop  value  for  1928  was  17  per  cent  ahead  of  1927.  The 
livestock  situation  on  the  whole  was  satisfactory  although  adverse 
weather  conditions  caused. heavy  calf  and  lamb  losses.  The  State 
agricultural  statistician  reported 17  that  the  land  market  in  New 
Mexico 

lias  been  very  quiet  since  1922.  Irrigated  land  is  about  the  only  land  that  has 
changed   hands   very   much   since   that   time.     The   production    of   alfalfa    and 

16  Wells.  M.  R.     Special  report  on  the  farm  real  estate  situation.      (Unpublished  data.) 

17  Hare,  R.  F.     Special  report  on  the  farm  real  estate  situation.      (Unpublished  data.) 
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cotton  at  profitable  prices,   under   good  farming  methods,   is   almost   entirely 
responsible  for  tbe  activity  in  irrigated  lands. 

Aggregate  gross  crop  values  in  excess  of  1927  were  reported  for 
1928  for  both  Utah  and  Nevada  (i,  2)  : 

With  the  exception  of  hay,  alfalfa  seed,  and  sugar  beets,  the  crops  of  1928 
in  Utah  were  larger  than  in  1927,  and  their  gross  value  to  the  growers  is  esti- 
mated at  $42,000,000,  or  $3,000,000  above  the  total  value  for  1927.  The  value 
of  the  hay  crops  this  year  was  $3,000,000  greater  than  that  of  last  year,  due- 
altogether  to  higher  prices.  The  other  crops  of  the  State,  taken  as  a  wiiole, 
just  equaled  in  value  their  total  of  1927. 

*  *  *  The  dry  season  was  most  acute  at  a  time  when  the  small  grains 
were  not  materially  affected ;  in  fact,  their  yields  were  relatively  high.     *     *     * 

Wheat  production  [increased],  the  increase  being  partly  due  to  an  increase 
in  acreage  and  partly  to  better  yields.  *  *  *  Barley  production  is  increas- 
ing at  a  rapid  rate  in  Utah.  The  yields  per  acre  in  the  "  barley  areas  "  of 
the  State  are  exceptionally  high,  and  the  demand  for  this  grain  is  gi^ater 
than  the  supply.  Stockmen  still  import  corn  from  the  Corn  Belt  States  to 
supplement  the  home-grown  feed  grains  of  Utah. 

The  hay  crop  is  the  greatest  in  acreage  and  in  value  of  any  of  the  Utah 
crops.  Its  acreage  in  1928  was  647,000  out  of  a  total  of  1,150,000  acres  har- 
vested for  all  crops,  and  its  value  this  year  was  $17,380,000.  A  scarcity  of 
feed  on  the  fall  and  winter  grazing  lands  due  to  drought  induced  an  unusually- 
great  demand  for  hay  early  in  the  fall,  with  a  corresponding  increase  in  pi  ices. 

The  sugar-beet  crop  is  smaller  than  last  year,  due  partly  to  a  decrease  of 
2,000  in  the  acreage  harvested  and  partly  to  a  lower  yield  than  in  1927.     *     *     * 

The  potato  crop  amounted  to  3.312.000  bushels  in  1928.  compared  to  2,970.000- 
in  1927,  *  *  *  whereas  the  value  of  this  year's  crop  was  onlv  $1,490,000, 
compared  to  $2,22S.OOO  in  1927.     *     *     * 

Commercial  vegetables,  including  canning  crops,  are  increasing  in  Utah  at  a 
fair  rate  from  year  to  year.  *  *  *  Cherries  and  peaches  are  increasing 
materially  from  year  to  year.  Apples  have  not  been  profitable  generally,  but 
a  number  of  the  larger  apple  orchards  have  yielded  good  returns,  due  to 
"  quantity  production  "  and  to  proper  care. 

Nevada's  agricultural  production  in  192S  amounted  to  about  $9,600,000.  com- 
pared to  $8,045,000  in  1927.  Increases  were  general  among  the  different  crops, 
but  hay  increased  the  most.  A  shortage  of  feed  on  the  fall  and  winter  grazing 
lands  stimulated  the  demand  for  hay.  so  that  its  price  is  considerably  higher 
than  a  year  ago  ;  also  the  tonnage  this  year  was  greater  than  in  1927.  This 
increase  in  tonnage  is  due  chiefly  to  a  fairly  good  yield  of  alfalfa  this  year, 
whereas  in  1927  this  kind  of  hay  had  an  unfavorable  season. 

Grains  are  larger  in  quantity  than  last  year,  taking  all  kinds  together,  and 
there  is  some  increase  in  their  total  value.  The  potato  crop  is  about  7  per 
cent  greater  than  in  1927,  and  its  value  also  is  greater,  the  average  price  being 
about  the  same  as  a  year  ago. 

Fruits  increased  over  the  small  yields  of  1927.  for  they  did  not  suffer  so  much 
from  frost  as  they  did  last  year. 

The  strong  prevailing  price  situation  in  the  various  livestock  and 
livestock  products  groups  aided  materially  in  maintaining  Pacific 
coast  agricultural  incomes  during  1928.  In  Oregon,  for  example,  the 
State  agricultural  statistician  reported  (16)  that  ;*  while  general  field 
crops  show  somewhat  less  value  than  in  1927,  fruits  make  a  better 
showing  and  increased  values  of  livestock  and  livestock  products 
make  the  1928  total  values  slightly  in  excels  of  those  of  1927  *  *  *." 
A  somewhat  less  favorable  crop  situation  prevailed  in  Wash- 
ington, largely  on  account  of  a  sharp  reduction  in  gross  wheat  re- 
turns  occasioned  by  lower  yields  as  well  as  lower  wheat  prices.  Most 
items  in  the  varied  California  income  statement  made  favorable 
comparison  with  1927  returns.  Increases  in  gross  value  are  shown 
for  many  crop  items,  but  grapes  constituted  a  weak  spot  owing  to 
sharply  reduced  prices. 
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MID-WESTERN    VALUES    SHOWED    SMALLEST    DECLINE   IN    YEARS 

Perhaps  the  outstanding  development  of  the  1928-29  survey  was 
the  small  decline  in  value  rather  uniformly  reported  for  the  States  of 
the  Middle  West.  In  the  12  States  customarily  grouped  into  the 
East  North  Central  and  West  North  Central  divisions  (Table  1)  but 
two  instances  of  a  decline  of  more  than  1  point  were  recorded,  and 
in  those  two  States  the  year's  losses  were  but  2  points  each.  In  all 
States  the  year's  losses  were  nominal  compared  with  preceding  years, 
and  in  most  of  them  represented  the  smallest  declines  recorded  in  all 
the  years  of  the  depression. 

Mention  should  again  be  made  that  the  values  reported  are  esti- 
mates, and  as  such  under  present  conditions  may  be  biased  some- 
what toward  holding  prices.  Correspondents  continue  frequently 
to  mention  that  bona  fide  sales  are  yet  too  few  to  establish  much  of 
a  price  base.  Even  though  the  estimates  may  thus  require  confirma- 
tion by  subsequent  actual  voluntary  sales,  their  trend  is  highly  sig- 
nificant. Estimates  would  seem  to  be  prerequisite  to  the  bids  and 
offers  out  of  which  sale  prices  are  made. 

The  tendency  toward  smaller  declines  in  this  section  of  the  coun- 
try was  first  observed  in  the  survey  of  last  year,  when  values  in 
North  Dakota  and  South  Dakota  were  observed  to  have  shared 
Montana's  tendency  toward  a  firmer  basis.  Although  the  Dakota 
averages  did  not  show  the  upturn  which  the  Montana  average 
showed,  their  encouragingly  small  loss  of  1  point  each  was  repeated 
for  the  second  year.  Another  such  favorable  crop  year  as  1927 
might  have  found  still  more  optimistic  reflection  in  the  realty-value 
indexes'  for  these  two  States,  but  lowered  yields  or  prices,  though 
offset  by  the  continued  favorable  situation  of  the  livestock  industries, 
brought  the  estimated  agricultural  incomes  for  these  States  to  totals 
below  those  computed  for  1927  (17).  Dry  weather  in  South  Dakota 
resulted  in  a  composite  crop  yield  26  per  cent  below  1927  and  16 
per  cent  below  the  10-year  average,  but  the  gross  money  value  of 
the  principal  crop  items  was  still  estimated  to  have  been  more  than 
40  per  cent  above  1926  (20). 

The  number  of  foreclosures  and  similar  defaults  again  showed  a 
sharp  decline  in  both  North  Dakota  and  South  Dakota,  in  continua- 
tion of  a  downward  trend  in  this  item  observed  for  several  years 
past.  Although  the  volume  of  voluntary  sales  made  during  1928-29 
represented  a  decline  from  the  preceding  period,  the  indicated  rate 
still  represented  some  improvement  over  1925-26  and  1926-27,  the 
first  two  years  in  the  record.  (Table  9.)  However,  as  in  most  of 
the  mid-Western  States,  voluntary  buying  is  still  far  below  normal, 
and  "  forced  "  sales  have  not  yet  reached  an  end.  A  large  amount 
of  foreclosed  land  still  remains  to  be  absorbed.  In  a  special  report 18 
the  State  agricultural  statistician  for  North  Dakota  describes  the 
farm  real  estate  situation  there  as  follows : 

Farm  land  values  are  low  in  North  Dakota  and  there  has  been  little  change 
from  a  year  ago.  *  *  *  For  the  past  several  years  the  principal  move- 
ment of  real  estate  has  been  occasioned  by  the  closing  out  of  farmers  by 
mortgage  holders  and  the  leasing  of  the  farms  by  the  new  holders.  In  many 
cases  there  has  been  no  change  in  the  actual  operation  of  these  farms,  the 

18  Newman,  P.  C.  Special  report  on  the  farm  real  estate  situation.  (Unpublished 
data.) 
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same  operator  continuing  in  the  capacity  of  tenant  rather  than  owner.  In  a 
good  many  instances  this  has  been  of  mutual  advantage,  but  at  the  present 
time  the  banks  and  other  holders  have  acquired  much  land  which  they  can 
not  liquidate  at  present  prices.  *  *  *  Only  a  few  outright  sales  have  been 
consummated  the  past  year.  However,  from  all  information  which  has  come 
to  this  office,  the  number  of  mortgage  foreclosures  during  the  past  year  has 
been  smaller  than  for  the  previous  three  or  four  years.  The  crop  season  of 
1928  was  better  than  average  and  although  prices  were  not  good,  particularly 
in  the  case  of  wheat  and  potatoes,  interest  payments  were  met  in  general, 
and  little  distress  has  been  noted  anywhere  in  the  Stare. 

Approximately  half  of  the  total  number  of  farms  sold  in  the  State  during 
1928  were  sold  to  resident  farmers.  The  farm  of  the  buyer  either  adjoined 
the  new  acquisition  or  was  in  the  immediate  vicinity.  About  three-quarters 
of  the  remaining  sales  were  to  nonresident  farmers,  only  a  small  percentage 
of  farms  being  acquired  for  speculative  purposes.  Compared  with  sales  of 
farm  land  the  previous  year  to  these  three  classes  of  buyers,  no  appreciable 
difference  is  noted  except  in  the  sales  to  resident  farmers  where  crops  were 
good  in  1928.     A  considerable  number  of  sales  to  neighbors  took  place. 

The  Michigan  farm  real  estate  situation  was  summarized  as  follows 
by  the  State  agricultural  statistician : 19 

There  has  been  but  very  little  change  in  the  situation  during  the  past  year, 
due  to  the  fact  that  there  has  been  no  marked  change  in  the  general  price  level 
or  industrial  conditions.  Demand  for  farms  picked  up  a  little  last  summer  and 
fall,  and  dealers  reported  a  few  actual  farm  sales,  whereas  for  several  years  past 
practically  no  transfers  had  been  made  other  than  exchanges  for  other  property. 

Whenever  industrial  conditions  slacken,  a  few  employees  become  discontented 
with  city  life  and  desire  to  exchange  their  homes  or  equities  in  homes  for 
farms.  They  desire  small  farms  near  cities  where  they  can  do  poultry,  truck, 
and  fruit  farming  and  work  in  the  city  when  labor  conditions  are  good.  Occa- 
sionally a  tenant  or  farm  hand  buys  a  farm,  but  these  cases  are  few,  because 
not  many  have  sufficient  capital  to  make  a  start  on  a  farm. 

Thus  the  demand  begins  near  the  cities  but  does  not  reach  the  remote  sections 
until  several  years  later.  At  the  present  time  hundreds  of  farms  in  northern 
Michigan  are  unsaleable  and,  being  of  marginal  quality,  are  unable  to  produce 
sufficient  net  income  to  meet  taxes  and  other  necessary  expenses.  A  large 
number  of  farms  and  large  quantities  of  unimproved  land  have  reverted  to  the 
State  within  the  last  three  or  four  years. 

In  the  east-central  counties  weather  conditions  were  such  as  to  cause  extensive 
losses  to  crops,  especially  beans,  sugar  beets,  and  corn,  last  year.  As  a  result, 
many  farmers  were  in  financial  distress  and  the  price  of  farm  lands  in  that 
district  have  not  improved  during  the  year  and  have  probably  declined  suf- 
ficiently to  offset  the  slight  gains  in  southern  districts. 

As  wages  are  considerably  above  the  general  price  level,  farmers  are  not 
inclined  to  hire  more  than  necessary :  hence,  large  farms  are  not  in  demand. 
Farms  and  lands  bordering  on  lakes  have  had  some  speculative  value  for  resort 
purposes,  and  many  farms  within  a  radius  of  50  miles  of  Detroit  have  been 
taken  over  by  speculators  for  real  estate,  resort,  and  recreational  development. 

The  State  agricultural  statistician  for  Michigan  likewise  reported 
that  "  crop-growing  conditions  were  the  best  in  many  years,"  (8) 
with  the  exception  of  excessive  rainfall  in  the  east-central  or 
"  thumb  "  district  and  in  the  Upper  Peninsula,  which  in  the  former 
area  drowned  out  many  acres  of  beans,  sugar  beets,  potatoes,  and 
corn.  Notwithstanding  these  heavy  losses,  both  bean  production 
and  bean  prices  exceeded  those  of  1927  with  an  indicated  total  value 
$12,000,000  greater.  Increased  total  crop  values  for  corn  were  offset 
by  sharply  lowered  potato  prices  on  a  crop  50  per  cent  larger  than 
1927,  and  by  wheat  and  hay  crops  reduced  through  winterkilling. 

19  Church.  V.  H.  Special  report  on  the  farm  real  estate  situation.  (Unpublished 
data.) 
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Larger  fruit  crops  met  lowered  prices,  but  gross  returns  showed  some 
increase. 

Dairy  and  poultry  returns  continue  to  maintain  a  stable  farm  income  in  most 
sections  of  the  State.  *  *  *  Better  prices  for  *  *  *  livestock,  except 
hogs,  have  prevailed  and  the  condition  of  livestock  in  the  State  is  very  good  at 
the  present  time.  Hence  the  livestock  situation  presents  a  rather  favorable 
prospect,  especially  when  account  is  taken  of  the  fact  that  the  hog-price  cycle 
is  at  or  near  the  low  point,  and  better  prices  may  be  expected  for  the  coming 
year. 

While  there  is  still  considerable  complaint  of  high  taxes,  high  wages,  and 
inability  to  meet  current  and  standing  obligations,  it  is  a  fact  that  many  farm- 
ers have  been  able  this  fall  to  materially  reduce  or  completely  wipe  out  debts 
of  several  years'  standing.  More  farm  improvements  are  also  being  made  than 
in  other  recent  years.  The  total  value  of  crops  produced  this  year  exceeds  that 
of  last  year  by  nearly  $9,000,000  and  while  this  total  is  not  as  great  as  in 
either  1926  or  1925,  the  general  situation  seems  to  be  improved. 

Among  the  East  North  Central  States,  the  most  notable  improve- 
ment in  the  crops  side  was  shown  in  Illinois.  With  the  aggregate 
value  of  the  principal  crops,  at  December  1  prices,  21  per  cent  above 

1927  and  the  corn  crop  valued  at  43  per  cent  more,  the  situation  was 
reviewed  as  follows  by  the  State  agricultural  statistician  {£6,  p. 
15-16)  : 

A  review  of  1928  field  crop  production  shows  considerable  variation,  especially 
in  southern  Illinois,  but  will  total  up  better  than  the  past  5-year  average  for 
the  State  as  a  whole.  The  farm  situation  in  the  State  also  shows  marked  im- 
provement over  that  of  the  previous  two  seasons.  *  *  *  Crop  production 
was  much  more  favorable  in  most  of  the  central  and  northern  counties  than 
in  southern  Illinois.  With  the  exception  of  a  good  crop  of  oats,  this  latter  area 
was  hard  hit  rather  extensively  by  adverse  early  season  conditions.  In  a  gen- 
eral way  the  western  half  fared  better  than  the  eastern  half  of  the  State  with 
the  west-'central  and  northwestern  areas  reporting  the  most  favorable  crops  in 
the  State. 

The  heavy  loss  of  winter  wheat  acreage  and  reduced  acreages  of  rye  and  hay 
were  more  than  offset  by  heavily  increased  acreages  of  corn,  oats,  spring  wheat, 
barley,  and  soybeans.  *  *  *  Practically  all  crops  were  fair  to  good  quality 
and  largely  secured  in  good  condition. 

The  gross  farm  value  of  the  20  principal  Illinois  crops  produced  during  the 

1928  season  is  about  $446,000,000,  an  increase  of  about  $78,000,000.  or  21  per  cent 
over  the  total  farm  value  of  $368,000,000  for  these  crops  in  1927.  This  valua- 
tion compared  with  $374,000,000  in  1926  and  about  $440,000,000  for  the  same 
crops  in  1925.  Corn,  with  a  total  value  of  $257,000,000,  representing  an  increase 
of  nearly  43  per  cent  over  that  of  last  season,  is  the  chief  contributor  to  this 
heavy  increase  in  the  farm  value  of  all  crops  this  season.  *  *  *  Due  chiefly 
to  the  heavy  loss  of  acreage  last  season,  the  production  of  winter  wheat  in 
Illinois  is  one  of  the  smallest  on  record.  The  farm  value  of  the  winter  wheat 
crop  in  Illinois  was  less  than  $22,000,000  or  a  decrease  of  over  40  per  cent  of 
last  year's  valuation. 

In  the  remaining  States  of  these  two  North  Central  groups,  the 
price  and  income  situation  was  somewhat  more  encouraging  than  in 
previous  years,  especially  in  some  of  the  eastern  Corn  Belt  States, 
where  two  successive  years  of  poor  corn  crops  of  poor  quality,  com- 
bined with  declining  hog  prices,  had  made  a  most  discouraging  situa- 
tion during  1926  and  1927.  The  resultant  unfavorable  income  trend 
in  the  eastern  Corn  Belt  group  in  these  years  is  indicated  by  Figure 
4  and  Table  6.  The  situation  there  was  far  short  of  ideal  in  1928-29, 
however,  for  hog  prices  were  disappointing,  wheat  and  hay  crops 
were  badly  winterkilled,  and  feeding  margins  for  the  cattle  feeders 
at  times  were  rather  close.     But  a  better  corn  crop,  improved  hog 
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prices  in  prospect,  an  improved  cattle-price  situation,  and  generally 
well-maintained  prices  for  sheep,  lamb,  wool,  poultry,  and  dairy 
products  were  reported  to  have  given  a  more  hopeful  tone  to  the 
situation  than  in  the  years  immediately  preceding.  A  slight  im- 
provement took  place  in  the  average  net  returns  as  reported  by  crop 
correspondents  (Table  6),  although  the  indicated  improvement  was 
only  8  per  cent  above  the  low  figure  reported  for  1927,  and  it  is 
doubtful  if  this  small  gain  was  representative  of  all  the  States  in 
this  group. 

Kansas  real-estate  values  have  been  an  outstanding  strong  spot  in 
the  mid-western  value  situation  in  recent  years,  although  the  State's 
average  value  per  acre  as  yet  has  shown  little  disposition  to  move 
upward.  In  1928-29  average  values  again  remained  unchanged,  for 
the  fourth  consecutive  year.  Record  crops  of  wheat,  corn,  barley,  and 
potatoes  and  favorable  yields  generally  more  than  offset  lower  prices, 
except  for  potatoes,  bringing  in  a  gross  crop  income  materially  above 
1927 ;  and  the  livestock  industries  reported  a  prosperous  season.  The 
use  of  wheat  combines  in  harvesting  kafir  and  milo  has  proven  satis- 
factory and  has  greatly  lessened  the  cost  of  harvesting  and  threshing. 
The  State  agricultural  statistician  (22)  reported : 

Much  of  the  cash  already  realized  from  the  season's  operations  has  gone 
into  debt  liquidation  and  expansion  investment.  Many  Kansas  farmers  are 
now  out  from  under  a  load  of  past-due  paper  and  have  a  modest  surplus  of 
working  capital.  The  farm-credit  situation  is  strong,  whether  for  long-time 
loans  on  farm  real  estate  or  for  current  financing  on  chattels  and  personal 
security. 

In  Wisconsin  no  change  from  1927-28  in  net  income  was  foreseen 
by  the  State  agricultural  statistician  (9) ,  who  reported  that — 

Pastures  were  somewhat  less  favorable  in  1928  than  in  1927,  and  with  only  a 
small  increase  in  the  average  price  of  milk  no  very  marked  change  in  the 
farm  income  from  this  source  is  probable.  Hog  prices  have  not  been  very 
satisfactory,  *  *  *  and  this  is  the  second  largest  item  of  income.  The 
latter  is,  of  course,  partly  offset  by  the  more  favorable  cattle  prices.  *  *  * 
Substantial  increases  are  recorded  in  the  value  of  canning  peas  and  tobacco, 
as  well  as  a  number  of  minor  crops,  but  these  probably  will  not  offset  the  loss 
in  potatoes.  All  in  all,  there  is  probably  no  marked  change  in  the  livestock 
industries  when  taken  as  a  whole,  while  the  cash  crops  will  probably  show  a 
less  satisfactory  total  because  of  the  poor  potato  returns. 

Indiana  and  Ohio  did  not  appear  to  show  the  marked  improvement 
in  aggregate  crop  income  exhibited  by  Illinois,  the  improved  corn 
position  having  been  largely  offset  by  the  virtually  complete  failure 
of  the  wheat  crop,  an  important  cash  crop.  The  annual  computation 
of  total  gross  crop  values  at  December  1  prices  indicated  a  5  per  cent 
increase  for  Indiana  and  a  1  per  cent  decrease  for  Ohio. 

Continuation  of  an  adverse  situation  in  Ohio  was  reflected  in  an 
indicated  increase  in  forced  sales  for  the  year  1928-29  (Table  9), 
and  a  2-point  decline  in  the  State's  average  realty  value.  No  other 
mid-Western  State  showed  an  increase  in  the  forced-sale  rate  for  the 
year,  and  the  indicated  loss  in  farm  real  estate  values  was  greater 
than  that  shown  by  the  surrounding  States. 

A  special  survey  made  among  Ohio  bankers  by  the  State  agricul- 
tural statistician  20  indicated  but  little  activity  on  the  whole  in  the 

20  Rat,  G.  S.     Special  survey  of  the  farm  real  estate  situation. 
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farm-lands  market;  the  continuation  of  the  dullness  characteristic  of 
recent  years  was  the  rule.  Local  exceptions,  of  course,  were  to  be 
found,  principally  in  the  vicinity  of  industrial  and  other  population 
centers  where,  as  in  Northeast,  acquisition  of  rural  properties  by 
city  residents  and  specialty  farmers  was  reported  to  have  been  active. 
A  revival  of  interest  in  the  southwestern  tobacco  sections  was  re- 
ported to  have  followed  the  improved  tobacco  prices  of  the  year. 

Foreclosures  and  other  distress  sales,  and  administrators'  executors', 
and  other  estate  settlements,  were  still  reported  from  many  localities 
as  the  prevailing  mode  of  transfer  there,  with  some  reports  of  "  more 
foreclosures  than  ever  "  and  "  values  the  lowest  in  40  years." 

On  the  other  hand,  from  other  localities  few  or  no  foreclosures 
were  reported ;  occasional  reports  stated  that  no  foreclosures  whatever 
had  been  experienced  to  date.  These  contrasts  emphasize  the  varia- 
tion which  exists.  On  the  whole,  especially  in  the  strictly  farming 
sections  removed  from  city  influence,  distress  selling  was  indicated 
to  have  not  yet  reached  an  end,  and  values  as  showing  little  disposi- 
tion to  look  upward.  A  good  crop  year  or  two  would  go  far  toward 
improving  conditions,  in  the  opinion  of  many  of  the  reporting 
bankers,  several  successive  disappointing  crop  years  having  been  an 
important  adverse  factor  in  the  recent  situation. 

Of  the  comparatively  few  farms  sold  at  voluntary  sale  outside  of 
the  suburban  areas,  farmers  (frequently  adjoining  owners)  were 
reported  to  be  the  principal  purchasers.  Preference  went  to  the 
better  grades  of  land,  well  located,  well  improved,  and  on  improved 
roads,  and  of  the  medium  to  smaller  "  1-man  "  sizes,  usually  in  the 
neighborhood  of  80  acres  and  less.  Large  farms  and  farms  of  the 
poorer  grades,  especially  if  far  removed  from  improved  roads,  were 
reported  very  difficult  to  move. 

In  the  areas  near  cities,  small  5  to  30  acre  tracts  of  the  fruit,  truck, 
and  poultry  variety  were  most  in  demand,  with  larger  tracts  for 
dairy-poultry  purposes  also  selling.  Purchase  for  purposes  primarily 
residential,  however,  appear  to  have  predominated.  From  various 
sections  of  the  State,  but  more  particularly  from  the  areas  within 
and  adjacent  to  the  industrial  counties,  transfers  of  land  were  largely 
trades,  usually  for  city  property. 

IOWA  VALUES  SHOWED  SMALLEST   DECLINE  SINCE  BOOM   BROKE 

Conspicuous  in  the  farm  real  estate  situation  as  it  developed  during 
1928-29  is  the  small  1-point  decline  shown  for  Iowa.  This  represents 
the  smallest  loss  shown  in  the  State's  average  since  the  break  of  the 
boom.  It  compares  with  a  loss  of  4  points  for  1927-28,  and  with 
previous  annual  losses  of  from  6  to  35  points.  A  somewhat  more 
optimistic  situation  was  reported  by  the  State  agricultural  statistician 
in  his  annual  review  of  the  year  (6\..       ^ 

The  year  1928  has  resulted,  like  many  other  years,  in  success  for  some  and 
failures  for  others.  In  general,  the  ledger  will  carry  red-ink  balances  for  small 
groups  of  individuals  rather  than  for  large  areas  as  experienced  in  some  recent 
years.  *  *  *  The  income  from  hogs,  potatoes,  and  some  small  grains  has 
been  relatively  low,  outweighed,  on  the  other  hand,  by  profitable  operations  in 
the  cattle,  sheep,  and  wool  items.  Dairying  continued  on  a  fairly  rapid  increase 
during  the  year.  *  *  *  Poultry  has  supported  a  favorable  balance  in  our 
income  calculations  for  the  year.     *     *     * 
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The  value  of  crop  production  in  Iowa  in  1928  was  about  10.2  per  cent  greater 
than  in  the  previous  year,  and  the  total  valuation  estimated  at  $574,376,000  is 
the  greatest  since  1920.  The  corn  crop  of  476,012.000  bushels  was  89,000,000 
bushels  more  than  harvested  in  1927,  and  ranks  as  the  second  largest  corn  crop 
of  the  State.     *     *     * 

The  market  for  farm  lands  continued  inactive  during  the  year,  purchases 
being  relatively  few  and  largely  the  acquirement  of  farms  for  family  operations. 
A  few  scattering  farms  reverted  to  former  owners  through  loss  of  title  by 
default,  but  a  stronger  feeling  of  security  has  been  evidenced  in  all  sections 
than  has  been  felt  since  the  depression.  *  *  *  The  year  just  closing  has 
had  a  tone  for  the  better  and  different  financial  organizations  interested  in  the 
local  situation  are  more  optimistic  than  a  year  ago. 

In  Minnesota  the  aggregate  crop  valuation  at  December  1  prices 
showed  no  appreciable  gain  over  that  of  1927,  the  1927  total  in  turn 
having  been  below  1924,  1925,  and  1926.  Heavy  losses  in  the  potato 
sections  of  the  State  bulked  large  in  offsetting  gains  recorded  in  other 
crop  items  of  the  State's  total.  Available  estimates  of  the  total  cash 
income  from  the  livestock  items,  however,  indicated  an  appreciable 
gain  from  the  year's  marketings,  sharply  lowered  hog  returns  having 
been  more  than  offset  by  gains  in  the  other  livestock  classes  (17). 
The  Missouri  gross  crop  valuations,  after  yearly  decreases  since  1924, 
showed  a  1928  gain  over  1927  of  4  per  cent.  For  Nebraska,  on  the 
other  hand,  a  12  per  cent  decrease  in  the  total  crop  valuation  was  indi- 
cated. However,  1927  was  a  crop  year  above  the  average.  The  1928 
crop  valuation  was  still  appreciably  above  1925  and  1926,  although 
below  1924.  The  realization  on  the  livestock  account  in  these  two 
States  is  difficult  to  appraise  for  lack  of  data. 

LITTLE    CHANGE   DOWNWARD    SHOWN    IN    PRICES    FARMERS    PAY 

But  little  net  change  downward  was  indicated  during  1928  in  the 
prices  of  the  various  items  entering  into  farmers'  expenditures  as  is 
indicated  by  Table  7.  Among  the  items  bought  for  use  in  farm  pro- 
duction, increases  occurred  during  the  year  in  the  prices  of  feed,  ma- 
chinery, and  fertilizer,  offset  by  decreases  in  the  prices  of  equipment 
and  supplies,  seed,  and  building  materials  for  other  than  farm  dwell- 
ing purposes.  Farm  wages  dropped  only  nominally.  When  each  of 
these  classifications  is  weighted  according  to  importance  in  the  aver- 
age national  farm  expenditure,  the  composite  costs  average  for  com- 
modities bought  for  use  in  production,  plus  wages  paid  to  hired  labor, 
showed  a  slight  increase  for  the  year.  Taxes  increased  again.  The 
composite  weighted  average  price  of  commodities  bought  for  family 
living  increased  nominally.  In  general,  the  prices  farmers  pay  have 
shown  little  disposition  as  yet  to  turn  downward  from  the  prevailing 
levels  of  recent  years.  The  indicated  rise  in  relative  purchasing 
power  shown  in  Table  2  was  entirely  owing  to  the  higher  average 
price  of  farm  products.  The  extent  to  which  increased  costs  have 
been  offset  by  increased  efficiencies  is  difficult  to  appraise. 


THE  FARM  REAL  ESTATE  SITUATION,    19  28-192  9 


43 


Table  7. — Index  numbers  of  prices  paid  by  farmers,  1910-192S 
[Base   1910-1914  =  100   per   cent] 
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98 
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196 
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91 
118 
128 
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145 
120 
124 
133 

101 
103 
100 
98 
98 
101 
111 
132 
160 
178 
188 
175 
156 
151 
155 
158 
156 
157 
158 

97 
97 
101 
104 
101 
113 
122 
139 
173 
185 
189 
159 
131 
128 
122 
131 
129 
123 
133 

100 
103 
103 
101 
93 
102 
118 
137 
161 
189 
205 
156 
159 
160 
159 
163 
163 
164 
161 

101 
100 
100 
100 
99 
106 
129 
156 
180 
179 
188 
151 
139 
138 
131 
136 
142 
134 
131 

"165" 

94 
101 
117 
112 
141 
188 
264 
149 
125 
133 
142 
148 
170 
190 
192 
179 

98 
103 

98 
102 

99 
103 
121 
152 
176 
192 
175 
142 
140 
142 
143 
149 
144 
144 
146 

98 
100 
101 

99 
102 
107 
125 
148 
180 
214 
227 
165 
160 
161 
162 
165 
164 
161 
162 

98 
101 
100 
100 
101 
106 
123 
150 
178 
205 
206 
156 
152 
153 
154 
159 
156 
154 
156 

97 
97 
101 

104 
101 
102 
112 
140 
176 
206 
239 
150 
146 
166 
166 
168 
171 
170 
169 

98 
101 

99 
102 
100 
103 
119 
149 
176 
196 
189 
144 
142 
147 
148 
154 
150 
150 
151 

1911 

1912 

1913... 

1914 

100 

1915 

102 

1916 

104 

1917 

106 

1918 

118 

1919.. 

130 

1920 

155 

1921 

217 

1922 

232 

1923 

246 

1924 

249 

1925 

250 

1926 

253 

1927 

258 

1928 

262 

1927: 

Mar.  15 

117 

156 

121 

164 

137 

202 

143 

161 

154 

166 

148 

June  15 

128 

157 

121 

164 

133 

202 

145 

161 

155 

172 

151 

Sept.  15 

130 

157 

125 

164 

133 

181 

145 

161 

154 

175 

152 

Dec.  15 

123 

157 

125 

161 

132 

181 

142 

161 

153 

161 

147 

1928: 

Mar.  15 

130 

156 

133 

160 

132 

181 

145 

162 

155 

166 

149 

June  15 

143 

157 

133 

161 

130 

181 

148 

163 

157 

170 

153 

Sept.  15 

131 

156 

132 

162 

131 

177 

144 

163 

156 

175 

151 

Dec.  15 

129 

165 

132 

162 

131 

177 

146 

162 

156 

162 

150 

1929: 

Mar.  15 

136 

165 

134 

163 

129 

201 

149 

161 

156 

167 

153 

June  15 

128 

162 

134 

163 

129 

201 

146 

160 

154 

173 

152 

Compiled  from  prices  reported  to  the  Department  of  Agriculture  by  retail  dealers  throughout  the  United 
States.  The  index  numbers  include  only  commodities  bought  by  farmers;  the  commodities  being  weighted 
according  to  purchases  reported  by  actual  farmers  in  farm-management  and  rural-life  studies  from  1920  to 
1925.  Figures  for  other  months  used  in  Table  2  are  straight  interpolations  between  the  above  quarterly 
reporting  dates. 

1  1912-1914=100. 

2  Includes  food,  clothing,  household  operating  expenses,  furniture  and  furnishings,  and  building  material 
for  house. 

3  1914=100. 

OTHER  FACTORS  INVOLVED   IN   CONTINUED  DECLINES   IN  VALUE 

Discussion  in  detail  of  other  factors  involved  in  the  current  value 
situation  has  been  given  in  previous  surveys  of  farm  real  estate  con- 
ditions (30,  31).  Among  these  are:  (1)  Farm  real  estate  values 
probably  respond  more  slowly  than  other  commodities  to  changes  in 
economic  conditions;  that  is,  they  tend  to  lag;  (2')  the  supply  of  fore- 
closed and  other  distress  lands  on  the  market  is  still  reported  to  be 
large  in  many  States,  particularly  in  the  mid-Western  and  certain 
Southern  States;  (3)  in  times  of  depression  excessive  deterioration 
of  lands  and  improvements  usually  occurs;  (4)  the  apparent  rather 
general  tendency  toward  greater  conservatism  in  the  extension  of 
mortgage  credit,  though  a  natural  reaction  to  the  experience  of 
recent  years,  probably  has  had  a  restraining  influence  on  buying; 
and  (5)  particularly  in  some  of  the  mid-Western  States  values  still 
appeared  in  1928-29  to  have  been  in  the  process  of  being  written 
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down  to  yield  current  returns  more  in  line  with  going  interest 
rates  on  alternative  employments  of  capital  than  obtained  in  earlier 
years. 

Continuation  of  the  tendency  toward  lower  values  in  relation  to 
income  as  indicated  by  gross  cash  rents  is  indicated  by  Table  8  for 
Iowa,  which  appears  to  be  somewhat  typical  of  what  has  been  hap- 
pening in  surrounding  States. 


Table  S. 


-Ratio  of  average  gross  cash  rent  to  average  value  of  cash-rented 
farms  in  Iowa,  1921-1929  1 


Year 

Ratio  of 
rent  to 
value 

Year 

Ratio  of 
rent  to 
value 

Year 

Ratio  of 
rent  to 
value 

1921 

Per  cent 
4.4 
3.8 
4.2 

1924 

1925 

1926.. 

j   Per  cent 

4.6 

4.8 

1              4.8 

1927 

Per  cent 
5.2 

1922 

1928 

5.4 

1923 

1929 

5.6 

1  Preliminary  figures  as  reported  by  crop  correspondents. 

In  addition  to  the  supply  of  land  placed  on  the  market  through 
default,  considerable  land  in  weak  hands  hangs  over  the  market. 
Then,  too,  a  farm  is  a  durable  article  which  sooner  or  later  must  be 
passed  on  to  another  ownership.  Generally  speaking,  only  the  land 
that  has  to  be  sold  is  being  sold  now.  The  tendency  to  hold  off  as 
long  as  possible  adds  to  the  accumulated  supply  of  land  seeking  sale. 

This  above-normal  supply,  on  the  other  hand,  has  met  with  greatly 
subnormal  demand.  Of  this  weakened  demand  the  large  losses  in 
country  population — 3,000,000  since  1920 — are  partial  evidence. 

CHANGES  IN  FARM  OWNERSHIP 


GENERAL  DECLINE  SHOWN  IN  FORECLOSURES 

A  quantitative  measurement  of  activity  in  the  farm  real-estate 
market  is  given  in  Table  9,  classified  according  to  the  principal 
types  of  transfer. 
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Rather  encouraging  declines  in  foreclosures  and  related  defaults 
again  took  place.  Not  only  did  a  further  substantial  reduction  in  the 
default  rate  take  place  in  the  Dakotas  and  Montana,  where  the  loss 
ratios  were  formerly  the  highest  in  the  country,  but  rather  gen- 
erally among  the  States  the  rates  reported  for  1928-29  were  below 
those  reported  in  1927-28.  For  the  country  as  a  whole,  the  weighted 
average  rates  for  both  the  delinquent  tax  and  the  foreclosure  classi- 
fications were  below  those  reported  the  preceding  year.  The  average 
rate  for  all  forced  sales  and  related  defaults  combined  for  the  United 
States  was  19.4  farms  in  each  1,000,  as  compared  with  22.8  per 
1,000  farms  for  the  corresponding  period  in  1927-28. 

Among  the  11  States  comprising  the  Mountain  and  Pacific  divi- 
sions, the  year's  further  reduction  in  the  Montana  forced-sale  rate 
was  typical  of  the  far  western  situation  generally.  In  all  States, 
except  California,  the  total  default  figure  for  1928-29  was  below 
the  corresponding  figure  recorded  for  1927-28.  The  lower  1928-29 
rate,  furthermore,  was  in  continuation  of  a  more  or  less  steady 
yearly  reduction  which  showed  itself  throughout  the  4-year  record 
in  every  State  of  these  two  groups,  excepting  Utah,  Oregon,  and 
California.  In  these  three  States  the  rates  were  much  below  the 
other  States  from  the  outset.  The  market  change  for  the  better  in 
the  total  forced-sale  rate  for  Montana  is  indicated  by  a  rate  of  39.2 
for  1928-29,  as  contrasted  with  a  corresponding  figure  of  70.9  for 
1925-26,  the  first  year  of  the  record. 

The  encouragingly  persistent  decline  in  the  far  Western  States' 
default  rate  is  a  further  indication  of  the  recovery  which  the  agri- 
culture of  that  territory  has  made. 

Among  the  16  States  included  in  the  three  southern  geographic 
divisions,  the  year's  total  forced-sale  rate  likewise  was  below  that 
recorded  in  1927-28  in  all  but  four  States.  Delaware  and  Maryland, 
in  fashion  similar  to  Pennsylvania,  showed  slight  increases,  and  in 
Arkansas  the  rate  remained  virtually  unchanged.  In  North  Carolina 
the  rate  moved  up  rather  sharply,  possibly  in  reflection  of  the  un- 
usually adverse  situation  reported  for  the  year  in  that  State.  (See 
p.  46.)  In  Virginia,  Georgia,  Florida,  Kentucky,  Tennessee,  Ala- 
bama, Louisiana,  Oklahoma,  and  Texas  the  forced-sale  total  was 
the  lowest  in  the  available  record,  although  the  trend  over  the  4-year 
period  has  been  uniformly  downward  only  in  Oklahoma.  In  several 
States  a  cyclical  movement  is  suggested,  possibly  in  partial  reflection 
of  changes  in  the  cotton  situation.  The  low  forced-sale  rate  shown 
in  Kentucky  is  particularly  encouraging  after  the  persistently  adverse 
crop  conditions  which  have  obtained  there  for  several  years.  (See 
p.  46.) 

FORECLOSURES    FEWER   IN   MOST  JMID-WESTERN   STATES 

An  encouraging  feature  of  this  year's  survey  was  the  lower  forced- 
sale  rates  shown  for  most  mid-Western  States.  Total  forced  sales  in 
1928-29,  including  sales  for  delinquent  taxes,  were  lower  in  all  States 
of  the  two  North  Central  divisions  except  Ohio,  in  which  an  increase 
was  shown.  In  Minnesota  the  decrease  was  caused  wholly  by  a 
decrease  in  tax  sales,  the  loss  rate  in  the  foreclosure  classification 
(Table  9)  remaining  unchanged.    The  Ohio  increase  is  in  part  (but 
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obviously  only  in  part)  corroborated  by  a  reported  increase  during 
1928  in  the  land  holdings  of  life-insurance  companies  in  Ohio.21 

Xo  definite  trend  throughout  the  available  record  is  indicated, 
except  for  Wisconsin,  North  Dakota,  and  South  Dakota.  In  Wiscon- 
sin forced  sales  have  slowly  but  steadily  declined  yearly.  In  the 
two  Dakotas  forced  sales  have  shown  a  substantial  falling  off  in 
volume  since  1926-27.  This  continued  decline  in  the  foreclosure 
rates  in  the  two  Dakotas  from  the  very  high  positions  of  former 
years  is  particularly  noteworthy. 

Among  the  nine  Northeastern  States  mixed  movements  took  place 
during  the  1928-29  period  covered  by  the  survey.  All  forced  sales 
(inclusive  of  tax  sales)  showed  an  increase  in  Maine,  Massachusetts, 
Rhode  Island,  and  Pennsylvania,  but  showed  a  decrease  in  Xew 
Hampshire,  Vermont,  Xew  York,  Xew  Jersey,  and  Connecticut.  The 
decreases  indicated  for  Connecticut  and  Xew  York,  however,  were 
nominal  only  and  for  practical  purposes  the  rates  in  these  two  States 
should  be  regarded  as  remaining  unchanged. 

FORCED  SALE  RATE  GENERALLY  STILL  HIGH 

Although  showing  declines  for  the  year  in  most  States,  the  rate 
at  which  forced  sales  were  taking  place  in  1928-29  was  still  on  the 
whole  comparatively  high,  with  approximately  19  farms  per  1,000 
indicated  as  having  changed  ownership  through  financial  default 
for  the  country  as  a  whole. 

Reports  indicated  that  in  many  communities  the  principal  type  of 
transfer  continued  to  be  in  this  class,  along  with  the  other  more  or 
less  involuntary  types,  such  as  administrator  sales,  executor  sales, 
and  other  sales  in  settlement  of  estates.  That  the  peak  of  foreclosures 
had  not  been  passed  in  all  communities  was  also  emphasized  in  a 
number  of  reports. 

As  in  the  three  previous  inquiries,  the  rate  for  defaults  averaged 
the  lowest  in  the  Xew  England  and  Middle  Atlantic  divisions,  with 
approximately  11  and  12  farms  per  1.000,  respectively,  and  continued 
to  average  the  highest  in  the  West  North  Central  and  Mountain 
divisions,  where  rates  of  approximately  25  and  29  farms  per  1.000 
were  recorded.  Although  again  measurably  improved  over  preceding 
years,  the  1928-29  rates  for  Montana  and  the  two  Dakotas  still  were 
the  highest  in  the  country. 

Regional  variations  and  trends  in  the  forced-sales  rate  are  graphi- 
cally indicated  by  the  shaded  areas  in  Figure  5.  The  comparatively 
low  Xorth  Atlantic  rate,  for  example,  is  in  marked  contrast  with  the 
high  West  Xorth  Central  and  Mountain  average  rates  which  pre- 
vailed in  recent  years.  The  marked  downward  trend  in  the  Mountain 
States  average  is  also  apparent. 

The  large  proportion  of  current  changes  of  ownership  represented 
by  forced  sales  as  compared  with  voluntary  transactions  in  recent 
years,  is  indicated  in  Figure  5.  Throughout  the  available  -i-year  record, 
forced  sales  exceeded  voluntary  transactions  on  the  average  in  the 
West  Xorth  Central  division  and  the  same  relationship  was  true  for 
the  Mountain  States  until  the  last  year.     Forced  sales  were  below 

21  Al'lXNEMAX.     P.     G.       FARM     LAND     IN     OHIO     ACQUIRED     BY     LIFE     INSURANCE     COMPANIES 

through  foreclosure,  p.  3.      (Mimeographed.) 


THE    FARM  REAL   ESTATE   SITUATION,    192  8-19  2  9 


49 


voluntary  transactions  in  the  East  North  Central  States  by  only  a 
narrow  margin,  and  in  the  South  Atlantic  group  a  similar  margin 
has  now  been  lost.  Elsewhere  the  relationship  was  more  favorable. 
Forced  sales  were  lowest  in  relation  to  voluntary  sales  in  the  North 
Atlantic  States. 


^4d 


Comparison  of  the  current  forced-sale  rates  with  pre-war  experi- 
ence is  not  possible  for  lack  of  comparable  data.  Some  indication, 
however,  is  afforded  by  the  statistics  of  bankruptcy  cases  involving 
farmers,  concluded  annually  in  the  courts.     When  expressed  as  a 
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rate  per  1,000  farms,  the  rate  for  the  country  as  a  whole  was  0.89  for 
the  12  months  ended  June  30,  1928,  the  latest  period  for  which  data 
are  available.  Although  representing  an  appreciable  decline  as  com- 
pared with  rates  of  from  1.22  to  1.24  bankruptcies  per  1,000  farms 
recorded  for  the  corresponding  periods  of  1925-26  and  1924r-25,  a 
rate  of  0,89  is  still  six  times  the  average  1909-1914  rate  of  approxi- 
mately 0.14. 

The  data  on  bankruptcies  involving  farmers  concluded  in  the 
courts  are  not  as  yet  available  for  the  year  1928-29.  The  latest 
available  data  are  given  in  Table  10.  An  encouraging  decline  is 
shown  in  the  United  States  total.  Expressed  as  a  ratio  per  1,000 
farms  the  1927-28  rate  of  0.89  compares  with  0.99  for  1926-27.  All 
States  did  not  share  in  the  indicated  decline.  Reductions  were  shown 
in  each  of  the  West  North  Central  States,  and  in  Wisconsin,  Montana, 
Idaho,  Colorado,  Arizona,  Washington,  Oregon,  Oklahoma,  Arkan- 
sas, Louisiana,  Mississippi,  Alabama,  -North  Carolina,  and  New 
Jersey.  Increases  for  the  period  were  shown  in  most  of  the  remain- 
ing States.  Some  of  these  were  rather  large,  nor  has  the  recent 
trend  been  downward  in  all  States.  In  New  York,  Pennsylvania, 
Illinois,  and  Kentucky,  for  example,  the  highest  number  of  farm- 
bankruptcy  cases  on  recent  record  was  concluded  during  the  period. 

The  qualifications  which  attach  to  the  use  of  these  bankruptcy 
figures  have  been  discussed  in  a  preceding  publication  (31,  p.  49). 

Forced  sales,  it  should  be  noted,  do  not  necessarily  represent  final 
outright  losses  of  title,  but  are  to  be  considered  conditional  in  varying 
degree,  subject  to  redemption  in  accordance  with  varying  State  laws 
upon  the  subject.  Many  farms,  especially  those  that  are  sold  for 
taxes,  are  subsequently  redeemed  by  their  owners. 

Table  10. — Farm  bankruptcies:  Cases  concluded  in  -fiscal  years  ended  June  SO, 

1922-1928 


Number 

Per  cent  of  all  bankruptcy  cases 

Geographic  divi- 

sion and  State 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

United  States 

3,236 

5,940 

7,772 

7,872 

7,769 

6,296 

5,679 

14.4 

17.4 

18.7 

17.8 
5.2 

16.5 

4.6 

13.1 
3.1 

10.6 

New  England. 

92 

146 

196 

169 

145 

105 

162 

4.9 

4.9  i  5.8 

3.5 

Middle  Atlantic 

77 

148 

171 

190 

224 

224 

274  |  2.6 

3.1     3.2 

2.6 

3.4 

3.1 

3.5 

E.  North  Central 

247 

569 

684 

760 

844 

719 

874  !  9.0 

11.5    12.2 

13.4 

11.3 

9.2 

9.3 

W.  North  Central—. 

1,066 

2,005 

2,785 

2,889 

2,813 

2,404 

1,729   40.3   46.1    42.5 

39.2   35.4 

30.3 

24.2 

South  Atlantic 

678 

959 

1,085 

1,037 

747 

585 

1684   17.0  17.0   16.9 

17.6 

12.7 

10.0 

9.9 

E.  South  Central 

201 

420 

483 

517 

579 

615 

521  1  4.9  |  9.1     0.7 

9.7 

9.5 

9.7 

6.9 

W.  South  Central— 

264 

539 

788 

650 

764 

567 

561    19.5  |20.4   22.3 

23.6 

25.6 

20.7 

19.5 

Mountain 

419 

192 

730 

424 

1,040 
540 

1,071 

589 

1,142 
511 

609 

468 

420   38.2  ,43.3   46.3 
453    11.0  |16.3    15.7 

41.8 
14.6 

42.7 
11.9 

31.8 
10.0 

24.0 

8.5 

New  England: 

I 

51 
7 

94 
12 

136 
6 

103 
5 

101 

7 

51 

7 

77 

7 

11.8  114.3    15.0 
5.7  ;15.8     4.6 

11.8 
5.8 

11.8 
6.5 

6.3 
6.7 

9  '?, 

New  Hampshire 

6.4 

21 
10 

20 

5 

27 
11 

39 

7 

17 
12 

21 

10 

29 
18 

12.7   20.0   26.7 
1.1     0.  3  !  0.  7 

19.0 
0.5 

8.6 
0.8 

16.8 
0.6 

14.9 

Massachu  setts 

0.7 

Rhode  Island 

1 

0 

1 

2 

0 

2 

0 

1.4 

0     0.8 

1.5 

0 

1.0 

0 

Connecticut 

2 

15 

15 

13 

8 

14 

31 

1.0 

3.8     2.3 

2.2 

1.7 

2.6 

3.7 

Middle  Atlantic: 

New  York 

38 

96 

105 

104 

122 

145 

152     1. 8 

3.1     2.9 

1.9 

2.8 

3.0 

2.7 

New  Jersey 

4 

4 

14 

16 

33 

16 

12  i  1.4 

0.  8  !  2. 6 

2.2 

4.1 

1.9 

2.1 

Pennsylvania 

35 

48 

52 

70 

69 

63 

110 

6.1 

4.1 

4.3 

5.6 

5.3 

4.0 

6.3 

Division  of  Agricultural  Finance,  compiled  from  annual  reports  of  the  Attorney  General. 
1  Includes  the  District  of  Columbia. 
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Table  10. — Farm  bankruptcies:  Cases  concluded  in  fiscal  years  ended  June  30, 

""  -1928 — Continued 


Number 

Per  cent  of  all  bankruptcy  cases 

sion  and  State 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

E.  North  Central: 
Ohio 

64 
59 
81 
11 
32 

189 

368 
61 

237 
38 
60 

113 

3 

17 
40 
12 

13 

1 

588 

4 

43 

46 

100 

12 

72 
32 
38 

122 

215 
79 
12 
77 
3 
9 

22 
2 

49 
33 
110 

156 

84 
192 

27 
110 

291 
489 
105 
615 
148 
132 
225 

2 
37 
87 
7 
16 
24 
772 
14 

88 
118 
181 

33 

76 
129 

81 
253 

366 

160 

14 

118 

3 

37 

32 

0 

131 
110 
183 

209 
101 
194 
44 
136 

430 

663 
238 
782 
236 
172 
264 

6 

42 
84 
11 
36 
36 
848 
22 

104 
112 

218 
49 

104 
171 
138 
375 

551 
231 
36 
128 
28 
31 
35 
0 

213 

91 

236 

214 
97 

190 
46 

213 

369 
861 
287 
629 
352 
178 
213 

8 
38 
95 
19 
45 
26 
798 

8 

108 

109 

242 

58 

85 

77 

145 

343 

460 

260 

48 

220 

27 

19 

32 

5 

196 
100 
293 

188 
112 
234 
50 
260 

419 
791 
301 
536 
368 
238 
160 

5 
54 

111 
10 
37 
53 

467 
10 

117 

134 

295 

33 

101 
159 
170 
334 

624 
223 
38 
143 
50 
29 
33 
2 

182 
109 
220 

137 
76 

257 
34 

215 

294 
656 
314 
376 
352 
181 
231 

4 
35 

97 
16 
50 
47 
327 
9 

164 

101 

318 

32 

94 
119 
145 
209 

245 
161 
31 
90 
22 
30 
26 
4 

160 

72 

236 

157 
114 
374 
41 

188 

266 
534 
288 
153 
239 
135 
114 

10 
49 

109 
25 
38 
46 

394 
13 

191 

102 

211 

17 

89 
93 
108 
271 

126 
101 
44 
63 
27 
23 
34 
2 

144 
67 
242 

9.4 
24.1 

8.0 
2.5 

8.8 

29.0 
52.3 
15.1 
78.5 
52.1 
32.6 
34.5 

8.6 

10.7 
5.5 
4.5 
8.4 
0.9 

25.1 
2.8 

19.4 
4.1 
4.1 
4.5 

27.1 
14.6 
15.8 
19.4 

59.2 
46.8 
28.6 
30.9 

8.1 
22.5 
12.4 

9.5 

13.0 
8.9 
11.0 

12.2 
25.2 
11.2 
3.0 

15.8 

25.5 
52.3 
18.8 
82.1 
63.8 
51.0 
38.3 

6.9 
21.8 
6.6 
2.1 
7.4 
9.8 
26.5 
4.0 

15.0 
7.4 
9.2 
7.1 

16.7 
30.5 
14.7 
20.9 

59.9 
54.8 
25.0 
32.2 
17.7 
35.2 
13.6 
0 

18.0 
15.3 
15.9 

13.7 
25.1 
10.1 
5.4 
14.9 

29.6 
50.3 
21.5 
74.7 
63.3 
33.4 
35.8 

13.0 
13.7 

7.2 

3.2 
11.3 

8.7 
25.0 

6.0 

17.2 
6.7 

10.3 
8.4 

18.6 
35.0 
14.4 
24.6 

64.4 
55.8 
35.3 
37.5 
19.4 
37.8 
11.6 
0 

24.4 
11.4 
13.4 

11.8 
26.9 
11.9 
5.3 

20.2 

23.3 
50.4 
19.4 
75.1 
63.3 
33.9 
31.8 

20.0 
21.7 
6.8 
4.6 
14.6 
11.3 
26.2 
4.3 

15.8 
5.9 
10.8 
10.7 

25.1 
21.3 
15.7 
30.4 

65.4 
55.6 
33.6 
32.1 
28.4 
30.6 
8.4 
20.8 

23.8 
1C.8 
12.8 

8.7 
23.8 
9.0 
5.4 
19.9 

21.4 
45.0 
19.7 
69.3 
59.1 
36.2 
24.7 

11.4 
17.1 
6.6 
2.1 
11.6 
19.3 
18.7 
6.6 

11.4 
6.5 

11.0 
8.9 

22.5 
33.6 
20.1 
27.5 

59.3 
51.5 
32.5 
29.9 
35.5 
34.5 
9.2 
15.4 

19.1 
10.0 
tf.8 

5.7 
18.4 
8.7 
4.2 
16.9 

16.0 
41.2 
19.5 
66.3 
56.2 
26.3 
22.8 

13.3 
13.1 
5.3 
2.4 
12.9 
16.8 
16.6 
3.0 

13.6 
4.7 

12.2 
7.6 

22.6 
25.3 
18.5" 
19.5 

45.7 
47.8 
27.2 
22.5 
32.8 
26.3 
8.0 
18.2 

14.6 
6.9 
8.9 

5.6 

20.9 

Illinois 

11.9 

3.4 

Wisconsin 

11.3 

W.  North  Central: 

1?.6 

41.2 

Missouri..  ._ 

North  Dakota 

South  Dakota 

Nebraska 

16.5 
59.3 
50.0 
23,4 

Kansas 

16.5 

South  Atlantic: 
Delaware 

28.6 

Maryland 

15.5 

Virginia... 

5  5 

West  Virginia 

North  Carolina 

South  Carolina 

Georgia 

3.1 

10.1 
15.9 
16.6 

Florida 

2.2 

E.  South  Central: 
Kentucky 

10  9 

4.3 

Alabama 

8  0 

2.1 

W.  South  Central: 
Arkansas.. 

23,  5 

Louisiana 

19.3 

13.2 

Texas 

22.8 

Mountain: 

Montana. 

Idaho 

36.4 
35.6 

29.7 

Colorado... 

16.3 

New  Mexico 

27.6 
26.7 

Utah 

8.9 

11.1 

Pacific: 

Washington 

Oregon 

12.6 
5.5 

8.2 

VOLUME   OF  VOLUNTARY  SALES    GENERALLY  DOWN 

The  volume  of  voluntary  sales  made  during  1928-29,  with  but 
very  few  exceptions,  was  below  the  volume  recorded  for  1927-28. 
In  many  States  the  indicated  rate  was  also  below  that  of  1926-27, 
and  in  a  number  of  States  it  represented  the  lowest  figure  in  the 
available  4-year  record.  (Table  9.)  On  the  whole  the  volume  of 
farm  buying  continued  low  and  the  market  was  quiet  during  the 
12-month  period  ended  March  15,  1929. 

The  weighted  average  voluntary  sale  jate  for  the  country  as  a 
whole  was  23.5  farms  out  of  each  1,000,  as  compared  with  26.3  for 
1927-28,  28.3  for  1926-27,  and  29.6  for  1925-26.  In  eight  of  the 
nine  geographic  divisions  the  average  rates  for  1928-29  were  below 
those  recorded  for  1927-28  and  were  the  lowest  in  the  available  rec- 
ord, as  indicated  in  Table  9.  (See  also  fig.  5.)  The  one  regional 
exception  to  this  apparent  general  decline  was  the  Mountain  group, 
where  the  weighted  average  rate  for  1928-29  was  not  only  above  that 
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of  1927-28  and  the  highest  in  the  4-year  record,  but  also  indicated 
the  highest  current  sales  activity  of  any  geographic  division. 

The  indicated  increase  in  the  sales  average  of  the  Mountain  States, 
however,  was  the  result  of  increases  for  the  year  in  the  three  States 
Montana,  Colorado,  and  Nevada.  In  the  other  States  of  this  divi- 
sion the  1928-29  voluntary  sales  record  as  a  rule  was  below  the 
corresponding  preceding  period,  although  usuallv  above  1925-26 
and  1926-27. 

Although  voluntary  sales  in  North  and  South  Dakota  showed  a 
recession  from  the  improved  volume  which  developed  during  1927-28, 
the  1928-29  volume  was  still  above  both  1925-26  and  1926-27.  The 
comparison  was  less  favorable  in  most  of  the  other  States  of  the  two 
North  Central  divisions,  little  improvement  throughout  the  4-year 
period  having  been  shown. 

Among  the  Northeastern,  the  Southern,  and  the  Pacific  States  a 
downward  tendency  in  the  volume  of  voluntary  sales  generally  was 
shown. 

In  comparison  with  the  indicated  rate  of  voluntary  sales  activity 
shown  elsewhere,  the  Montana  rate  rose  during  the  year  to  make 
the  most  favorable  showing,  its  rate  of  49.8  farms  per  1,000  being 
the  highest  State  average  shown.  States  ranking  the  next  highest 
in  voluntary  activity,  with  average  rates  of  approximately  30  or 
better,  were  confined  to  six  far  western  States — Wyoming,  Colorado, 
New  Mexico,  Arizona,  Washington,  and  Oregon — and  to  five  North- 
eastern States — New  Hampshire,  Vermont,  Massachusetts,  New 
York,  and  New  Jersey.  The  lowest  activity  continued  to  be  found 
among  States  of  the  South  Atlantic  and  the  two  North  Central 
divisions. 

With  the  possible  exception  of  Montana  the  farm  real  estate  market 
remained  generally  inactive.  Although  here  and  there  a  fair  degree 
of  local  activity  was  reported,  the  market  on  the  whole  continued 
to  remain  a  dull  affair  as  far  as  actual  deals  were  concerned.  With 
plenty  of  land  available  in  the  prevailing  buyers'  market,  prospective 
purchasers  were  reported  to  have  been  in  no  hurry  and  inclined  to 
talk  business  seriously  only  on  a  bargain  basis.  From  some  sections 
a  considerable  proportion  of  the  current  deals  were  reported  to  have 
been  trading  propositions.  Exchanges  of  city  property  often  figured 
in  these  transactions.  But,  of  the  deals  made,  a  fair  percentage 
in  some  localities  were  reported  to  have  been  cash  transactions.  The 
picking  up  of  neighborhood  bargains  by  established  farmers,  for 
enlargement  of  their  holdings,  probably  is  largely  of  this  class. 

Although  reports  of  fewer  inquiries  were  made  from  the  far 
Western  States,  the  majority  of  opinions  there  indicated  a  substan- 
tial increase  in  inquiries  in  nearly  all  States  as  compared  with 
1927-2S,  especially  in  Montana,  Wyoming,  and  Colorado.  The  pre- 
vailing report  in  Texas,  Oklahoma,  Kansas,  Nebraska,  and  Missouri 
also  was  one  of  a  revived  interest  in  farm  and  ranch  lands  as  shown 
by  inquiries  received  by  dealers.  The  prevailing  opinion  in  most 
other  Southern  States  was  less  optimistic,  the  majority  of  corre- 
spondents reporting  fewer  inquiries  than  during  the  preceding  year. 
In  the  remaining  States  of  the  two  mid-western  divisions,  the  weight 
of  Minnesota  and  Michigan  dealers'  reports  was  on  the  side  of  a 
decline  in  the  number  of  inquiries,  but  elsewhere  little  net  change 
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was  seen.  Among  the  Northeastern  States  the  general  report  was 
one  of  somewhat  reduced  inquiry  especially  in  Pennsylvania  and 
Maine.  Outside  of  the  far  Western  States,  inquiries,  though  here 
and  there  showing  some  improvement,  were  reported  to  be  still 
comparatively  few  on  the  whole. 

Too  many  bargain  hunters  and  prospects  who  are  unwilling  or 
without  resources  to  make  a  sufficiently  substantial  down  payment 
were  frequently  cited  by  dealers  as  characteristic  of  those  making 
the  comparatively  few  current  inquiries. 

The  market  continues  to  be  highly  selective  with  demand  largely 
confined  to  the  better  class  of  properties.  The  poorer  grades  are 
meeting  with  poor  inquiry. 

BUYERS  MOSTLY  LOCAL  FARMERS  BUYING  FOR  OPERATION 

Those  buyers  who  did  enter  the  market  during  1928  and  early 
1929  were  largely  local.  Reports  of  individual  voluntary  sales 
listed  by  cooperating  dealer  correspondents  indicated  that  for  the 
country  as  a  whole  84  per  cent  of  all  the  farms  reported  on  were 
bought  by  residents  of  the  same  county  or  of  a  county  adjoining, 
during  the  12  months  ended  March  15,  1929.  The  same  average 
national  proportion  was  indicated  for  the  sales  reported  in  the 
survey  of  a  year  ago. 

As  in  the  survey  of  a  year  ago,  the  proportion  of  local  buyers 
varied  in  the  different  geographic  divisions.  (Table  11.)  In.  the 
Pacific  and  two  Northeast  divisions  the  proportion  of  sales  going  to 
outside  purchasers  was  largest,  reaching  43  per  cent  in  New  England. 
The  divisional  percentages,  on  the  whole,  did  not  appear  to  have 
changed  significantly  from  those  returned  a  year  ago,  although  the 
New  England  proportion  was  up  slightly  and  the  Mountain  States 
proportion  was  down  slightly. 

Table  11. — Voluntary  sales  of  farm  real  estate:  Percentage  of  purchases 
reported  in  specified  classes  of  residence,  occupation,  and  purpose  of  purchase, 
for  the  United  States  and  geographic  divisions,  12  months  ended  March  15, 
1928  and  1929  1 


Residence 

Occupation 

Purpose 

Geographic  division 

1928 

1929 

1928 

1929 

1928 

1929 

"3 

o 
o 

o 

o 

*3 

o 
o 

c3 
O 

o 

< 

<D   t-i 

■ii  ,25 

xi 
O 

< 

O 

ll 

a 
J3.2 

n 

l.| 

J3.2 

New  England. 

61 

39 

57 
77 
86 
88 
82 
87 
80 
86 
72 

43 
23 
14 
12 
18 
13 
20 
14 
28 

16 

66 
65 

78 
86 
79 
79 
77 
92 
77 

80 

3 

5 
5 
6 
2 
2 
7 
1 
4 

-31? 

30 

17 
'8 
19 
19 
16 
7 
19 

15 

^62 
67 
73 
82 
74 
78 
75 
91 
82 

2 
4 
6 
5 
3 
2 
3 
1 
2 

36 
29 
21 
13 
23 
20 
22 
8 
16 

82 
83 
83 
85 
81 
85 
76 
91 
87 

84 

18 
17 
17 
15 
19 
15 
24 
9 
13 

16 

85 
85 
82 
84 
81 
82 
76 
91 
91 

15 

Middle  Atlantic.   .. 

75       25 
85       15 
88       12 
80  ,     20 
87       13 

15 

East  North  Central 

18 

West  North  Central,  _ 

South  Atlantic . 

16 
19 

East  South  Central 

18 

West  South  Central 

81 
81 
75 

19 
19 
25 

24 

9 

Pacific... 

9 

84 

United  States 

16 

84 

5 

78 

4 

18 

83 

17 

Preliminary  figures. 

1  See  p.  64,  "Character  of  voluntary  buying,"  for  definitions  used  in  determining  classification. 
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Buyers  were  predominantly  active  farmers.  In  four-fifths  of  the 
sales  reported  the  purchasers  were  active  farmers.  But  4  per  cent 
of  the  buyers  were  retired  farmers.  Persons  of  other  occupations 
were  listed  as  puchasers  in  18  per  cent  of  the  transactions.  These 
proportions  varied  but  little  from  those  reported  a  year  ago. 

The  proportion  of  farms  listed  as  bought  by  persons  not  active  or 
retired  farmers  was  again  lowest  in  the  Mountain  territory  and 
highest  in  the  Middle  Atlantic  and  New  England  States.  In  the 
Mountain  group  only  8  per  cent  of  the  year's  sales  went  to  pur- 
chasers who  were  presumably  nonfarmers  at  time  of  purchase  as 
compared  with  nearly  a  third  in  the  two  Northeast  divisions.  In 
seven  of  the  nine  geographic  divisions  a  slightly  larger  proportion 
of  nonfarmer  sales  was  indicated  as  having  been  made  than  during 
1927-28. 

Buyers  bought  mostly  for  active  operation  either  for  themselves  or 
for  their  children.  For  the  country  as  a  whole  83  per  cent  of  the 
sales  were  reported  to  be  for  this  purpose.  The  proportion  on  the 
whole  varied  but  little  throughout  the  various  geographic  divisions, 
but  was  lowest  in  the  West  South  Central  division  with  76  per  cent 
reported  purchased  for  operation,  and  highest  in  the  Mountain  and 
Pacific  divisions  with  91  per  cent  each.  Conversely,  of  course,  buy- 
ing for  nonpersonal  or  nonf amily  operation  was  lowest  in  the  Moun- 
tain and  Pacific  divisions,  with  9  per  cent  reported:  highest  in  the 
West  South  Central  with  24  per  cent ;  and  reached  a  rather  uniform 
figure  of  from  about  15  to  19  per  cent  in  the  remaining  divisions. 
For  the  United  States  approximately  17  per  cent  of  the  total  pur- 
chases were  for  this  purpose,  which  presumably  consists  for  the  most 
part  of  investment  and  speculative  buying.  Little  change  of  im- 
portance was  shown  in  the  divisional  proportions  from  those 
recorded  in  the  survey  of  a  year  ago. 

No  changes  of  consequence  were  indicated  in  the  inheritance  and 
gift  rate  which  remained  comparatively  constant  in  all  divisions. 
The  national  average  rate  was  8.5  farms  per  1,000.  The  rate  for 
administrator's  and  executor's  sales  dropped  somewhat  in  most  divi- 
sions, the  national  average  for  1928-29  being  5.4  farms  per  1,000  as 
compared  with  6.7  for  the  year  preceding. 

Readers  are  again  reminded  that  for  purposes  of  estimating  the 
absolute  number  of  farms  transferred  in  any  period,  the  rates  of 
change  given  in  Table  9  can  not  be  applied  to  the  census  totals 
either  for  the  United  States  or  for  the  three  southern  divisions. 
For  census  purposes,  each  cropper  tract  is  defined  as  a  farm.  The 
bureau's  correspondents,  on  the  other  hand,  are  instructed  to  con- 
sider the  entire  plantation  as  a  single  farm.  Adequate  data  as  to 
the  number  of  plantations  to-day  are  not  available.  For  weighting 
purposes,  deduction  of  the  number  of  croppers  was  made  from  the 
total  number  of  farms  reported  by  the  1925  census  as  affording  the 
closest  available  approximation  to  the  number  of  southern  owner- 
ship units  as  customarily  bought,  sold,  and  otherwise  transferred. 
This  calculation  gave  a  total  of  approximately  5.749,000  farms  as 
compared  with  the  census  total  of  approximately  6.372,000  farms. 

Correspondents  are  instructed  to  consider  ranches  as  farms  for 
purposes  of  Tables  9  and  11.  Ranchers  are  included  as  farmers  in 
Table  10. 
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FARM  CREDIT 
MORTGAGE   CREDIT   EXTENSION    CONTINUED    ON   MORE    CONSERVATIVE    BASIS 

Farm -mortgage  credit,  another  important  factor  in  the  farm  real 
estate  situation,  continues  to  present  contrasting  aspects,  of  varying 
degree  in  different  areas.  First-mortgage  money  is  generally  re- 
ported to  have  continued  in  fairly  good  supply.  Terms  offered  by 
owners  to  move  farms  in  the  present  market  are  frequently  un- 
usually favorable  to  buyers.  The  easiest  terms  usually  go  with  the 
poorest  lands,  however,  and  of  course  they  also  vary  as  does  the 
owner's  necessity  or  anxiety  to  sell. 

On  the  other  side  of  the  question  there  is  the  consideration  that, 
although  the  long-run  prospect  for  the  level  of  mortgage  rates  of 
interest  seems  to  be  a  favorable  one,  the  higher  rates  prevailing  in 
the  money  and  securities  markets  have  begun  to  reach  the  farm- 
mortgage  field  in  the  form  of  slightly  higher  rates.  Although  first- 
mortgage  funds  were  generally  reported  to  have  continued  in  fairly 
good  supply  during  1928-29,  less  favorable  conditions  in  that  respect 
were  reported  from  a  number  of  communities.  The  major  sources  of 
credit  other  than  certain  classes  of  former  owners,  as  a  rule,  are 
placing  their  money  with  greater  care  than  formerly.  In  view  of 
what  has  happened  since  1920,  that  reaction  is  not  surprising. 
Furthermore,  alternative  opportunities  for  investment  have  been 
such  that  only  the  choicer  farm  risks  have  obtained  consideration. 

The  tendency  is  to  hew  appraisals  a  little  closer  to  the  line,  to  -tie 
rather  closer  to  the  earning-power  basis,  to  check  up  on  the  moral 
risk  more  carefully,  to  give  the  personal  qualities  of  the  applicant 
greater  weight,  and  to  subject  his  financial  status  and  the  load  of 
overhead  already  being  carried  to  more  careful  scrutiny.  A  tend- 
ency to  scale  renewals  downward  somewhat  has  been  shown  in  some 
areas.  Loan  limits  are  being  revised  on  the  conservative  side.  Loan 
territory  is  undergoing  revision.  Country-bank  credit,  although  im- 
proving, still  remains  impaired  in  many  areas,  and  banking  laws  and 
practices  are  undergoing  revision  toward  greater  strictness.  Junior 
liens,  of  course,  have  lost  much  of  their  former  favor. 

All  in  all,  credit  from  other  than  former  owners  probably  is  gen- 
erally not  obtainable  with  the  ease  characteristic  of  10  and  15  years 
ago,  especially  in  the  weaker  agricultural  areas.  The  tendency  to- 
ward greater  credit  conservatism  as  it  affects  farm  real  estate  repre- 
sents a  corrective  process  of  which  the  longer  time  results  will  no 
doubt  be  for  the  better. 

FARM-MORTGAGE   RATES    AFFECTED    BY    HIGH    RATES    IN    MONEY    MARKET25 

The  rise  in  money  rates  which  had  begun  to  affect  the  cost  of  farm 
mortgages  one  year  ago  has  continued  to  increase  and  to  extend  its 
effects.  The  steadily  increasing  demand  for  credit,  principally  for 
the  purchase  of  securities,  has  had  the  result  of  producing  higher 
rates  for  money  on  all  classes  of  loans. 

During  the  past  year  the  rate  on  four  to  six  months'  prime  com- 
mercial paper  in  New  York  has  risen  from  5%  to  6  per  cent.  On 
August  1  the  rediscount  rates  of  all  12  Federaf  reserve  banks  stood 
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at  5  per  cent  but  on  August  9  the  New  York  bank  raised  its  rate  to 
6  per  cent.  This  compares  with  August  1,  a  year  ago,  when  the  rates 
of  8  banks  were  5  per  cent  and  of  4  banks,  4%  per  cent.  The  con- 
tinued high  rates  on  short-term  loans  have  been  followed  by  rising 
rates  on  credit  of  longer  term.  Recent  Government  financing  of 
nine-months'  certificates  occurred  at  5%  per  cent,  the  first  time  since 
1919  that  the  Government  has  bid  above  the  rediscount  rate,  while 
yields  on  other  Government  securities  have  also  reflected  pressure  of 
money-market  conditions. 

This  generally  higher  level  of  money  rates  naturally  has  also 
affected  the  cost  of  funds  for  farm  mortgages.  Yields  on  Federal 
land-bank  bonds  are  higher  than  at  any  time  during  the  eight  years 
previous,  being  5.03  per  cent  for  August  12,  1929.  as  compared  with 
4.41  per  cent  for  August,  1928.  Higher  rates  on  bonds  have  resulted 
in  higher  quotations  on  loans  to  farmers  by  both  branches  of  the 
Federal  farm  loan  system.  On  July  31, 1929,  only  4  of  the  12  Federal 
land  banks  still  quoted  loans  on  mortgages  at  5  per  cent ;  2  banks  had 
a  rate  of  5%  per  cent,  and  6  banks  had  a  rate  of  0V2  per  cent,  as  com- 
pared with  one  year  ago  when  10  banks  were  loaning  at  5  per  cent 
and  2  banks  at  5%  per  cent. 

Many  of  the  joint-stock  land  banks  also  are  loaning  at  higher  rates. 
On  August  1,  1928,  33  banks  were  loaning  at  the  legal  maximum  of 
6  per  cent.  1  at  0%  per  cent,  12  at  5%  per  cent,  and  3  at  5%  per  cent. 
On  July  31,  1929,  35  banks  were  loaning  at  6  per  cent,  9  at  5%  per 
cent,  and  4  at  5%  per  cent.  The  slight  decline  in  the  volume  of 
loans  made  by  this  class  of  banks  since  1926  may  be  due  in  part  to 
the  higher  cost  of  funds  in  the  market. 

Other  sources  of  mortgage  loans  have  also  reacted  to  the  new  con- 
ditions. The  central  markets  with  call  rates  of  7  to  15  per  cent  have 
furnished  competition  for  mortgage  financing  usually  yielding  more 
moderate  returns.  The  recent  tendency  on  the  part  of  many  country 
banks  of  sending  available  money  to  central  markets  to  loan  at 
attractive  rates  may  be  expected  to  affect  in  some  degree  the  amount 
of  funds  or  rate  of  charge  on  farm  loans  made  by  these  agencies. 

In  general,  the  immediate  future  offers  a  less  favorable  outlook 
for  obtaining  mortgage  loans  than  for  the  several  years  previous. 
While  it  can  not  be  determined  how  long  the  present  high  rates  will 
continue,  it  seems  probable  that  any  material  reduction  must  await 
a  change  in  the  underlying  situation.  Although  receipts  of  gold 
from  abroad  and  some  slackening  in  demand  for  commercial  credit 
were  accompanied  by  slight  declines  in  time  rates  in  June  and  July, 
these  results  are  probably  only  temporary  reductions,  partly  due  to 
seasonal  causes.  Banks  generally  have  borrowed  heavily,  and  much 
of  the  usual  fall  demand  for  funds  for  handling  the  crops  must  yet 
be  provided  for. 

Basicallv.  the  situation  remains  as  described  in  the  Federal  Reserve 
Bulletin  for  June,  1929  {27,  p.  362)  : 

The  rise  in  money  rates  in  this  country  during  the  past  year  has  been  due  on 
one  side  to  the  continuously  growing  demand  for  funds  to  finance  security 
transactions  and  on  the  other  side  to  the  firm  money  policv  of  the  Federal 
reserve  system,  adopted  largely  with  a  view  to  restraining  the  rapid  growth  of 
security  loans.  High  money  rates  have  had  the  effect  of  arresting  the  growth 
of  bank  credit,  but  not  until  recently  the  growth  of  funds  used  in  the  stock 
market. 
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Although  the  trend  of  rates  has  continued  upward  at  the  end  of  a 
year  and  a  half  of  rise,  previous  periods  of  rise  usually  have  not  been 
longer  if  as  long,  before  declines  began.  However,  when  such  de- 
clines occur  the  changes  in  rates  on  long-term  loans  typically  lag 
behind  those  on  short-term  credit,  as  is  also  true  on  the  rises.  It 
seems  probable,  therefore,  that  prevailing  rates  on  farm  mortgages 
will  continue  at  levels  at  least  as  high  as  at  present  for  the  remainder 
of  1929  and  that  they  may  continue  relatively  high  into  1930.  Save 
in  those  cases  where  present  loan  conditions  can  be  improved  upon 
or  where  new  mortgages  are  at  once  necessary,  farmers  will  probably 
do  well  to  postpone  farm-mortgage  financing  rather  than  to  contract 
fixed  obligations  to  be  carried  for  a  period  of  years  at  high  rates. 

FARM   REAL  ESTATE  TAXES  23 

NEW  DATA  SHOW  LITTLE  REDUCTION  IN  BURDEN  OF  TAXES  ON  FARM  REAL 

ESTATE 

In  the  two  previous  circulars  on  the  Farm  Real  Estate  Situation 
(30,  31)  data  were  published  indicating  that  a  considerable  propor- 
tion of  the  rent  of  farm  real  estate  had  been  used  to  pay  taxes.  New 
evidence  accumulated  during  the  past  year  substantiates  that  which 
was  presented  earlier.  There  is  no  indication  in  this  evidence  of  any 
definite  tendency  toward  the  lessening  of  the  pressure  of  taxation  on 
farm  real  estate. 

Studies  of  rent  and  taxes  of  farm  land  have  been  made  during  the 
past  year  in  Iowa,  New  Jersey,  North  Carolina,  and  Washington.  A 
brief  description  of  the  results  of  each  of  these  studies  will  illustrate 
the  conditions  which  have  been  disclosed. 

In  Iowa  the  data  were  assembled  by  the  Iowa  State  College  in 
cooperation  with  the  Bureau  of  Agricultural  Economics.  Rent  and 
tax  figures  were  collected  and  tabulated  for  862  cash-rented  farms 
for  1927  and  for  603  cash-rented  and  490  share-rented  farms  for 
the  previous  year.  These  data  were  compared  with  certain  scatter- 
ing figures  which  had  been  collected  in  earlier  years.  Among  these 
were  figures  for  532  cash-rented  farms  and  467  share-rented  farms 
during  a  part  of  the  period  1913  to  1915.  Table  12  contains  detailed 
figures  for  the  years  mentioned.  It  will  be  noted  that  net  cash  rent 
per  acre  in  1913-1915  averaged  $4.26  and  taxes  averaged  61  cents. 
For  the  years  1926-27  the  average  cash  rent  was  $4.68,  only  10  per 
cent  above  that  of  the  earlier  period,  while  taxes  were  $1.32  per  acre, 
an  increase  of  116  per  cent.  A  comparison  of  the  share-rent  figures 
of  1926  with  those  of  the  earlier  period  reveals  a  still  more  unsatis- 
factory condition.  But  share-rent  figures  for  a  single  year  must  be 
used  with  caution,  as  the  returns  on  share-rented  farms  are  subject 
to  wide  fluctuations  from  year  to  year. 

28  Prepared  by  Whitney  Coombs,  Division  of  Agricultural  Finance. 
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Table  12. — General  property  taw  and  net  rent,  cash-  and  share-rented  farms  in 
Iowa,  1913-1915  and  1926-27  * 

CASH-RENTED  FARMS 


Farms  reporting 

Net  rent 
per  acre 
before  de- 
ducting 
taxes 

Taxes 

Year 

Total 

Acreage 

Per  acre 

Percentage 
of  net  rent 
before  de- 
ducting 
taxes 

1913 

Number 
346 
82 
104 

Number 
71, 942 
13, 007 
19,  515 

Dollars 
4.18 
4.58 
4.37 

Dollars 
0  57 
.66 
.70 

Per  cent 
13.7 

1914 

14.4 

1915 

15.9 

Total  or  average 

532 

104,  464 

4.26 

.61 

14.2 

1926 

603 
862 

101, 164 
166,  731 

4.90 
4.54 

1.36 
1.30 

27.7 

1927 

28.7 

Total  or  average -  

1,465 

267,  895 

4.68 

1.32 

28.3 

SHARE-RENTED  FARMS 


1913 

262 
77 
128 

57,  430 
13, 186 
26, 425 

8.26 

7.57 
6.07 

0.56 
.60 
.64 

6.6 

1914         

7.9 

1915 

10.6 

Total  or  average 

467 

97,041 

7.57 

.58 

7.7 

. 

1926 

490 

91,  905 

5.11 

1.38 

27.0 

i  Average  per  acre  figures  and  all  percentages  were  computed  from  totals  and  not  from  the  derived  figures 
which  appear  in  this  table. 

The  owners  of  the  cash-rented  farms  in  Iowa,  which  were  reported 
for  the  years  1913-1915,  paid  in  taxes  14  per  cent  of  their  net  rent  as 
figured  before  deducting  taxes.  In  1926  and  192T  a  similar  compu- 
tation showed  a  percentage  of  over  28.  Share-rented  farms  in  the 
earlier  period  paid  less  than  8  per  cent  of  their  net  rent  in  taxes, 
and  for  the  single  year  1926  the  percentage  amounted  to  27. 

Reports  for  the  years  1925-1927  were  secured  from  slightly  less 
than  100  rented  farms  in  New  Jersey.  Net  rent  before  deducting 
taxes  averaged  $4.08  per  acre  during  this  period  and  taxes  amounted 
to  $2.07  per  acre.  Both  rent  and  taxes  increased  from  1925  to  1927.* 
Rent  showed  a  more  rapid  increase,  with  a  resulting  decline  in  the 
percentage  of  net  rent  absorbed  by  taxes.  The  average  percentage 
for  the  period  was  51.  In  1925  it  was  54 ;  by  1927  it  had  declined  to 
48.  Table  13  contains  the  annual  figures.  The  investigation  in  New 
Jersey  was  carried  on  by  the  New  Jersey  Agricultural  Experiment 
Station  in  cooperation  with  the  Bureau  of  Agricultural  Economics, 

Table  13. — General  property  tax  mid  net  rent  for  selected  farms  in  New  Jersey, 

1925-1927     v 


Farms  re- 
porting 

Acres  in 
these 
farms 

Net  rent 
per  acre 
before  de- 
ducting 
taxes 

Taxes 

Year 

Per  acre 

Percentage 
of  net  rent 

(before 
deducting 

taxes) 

1925.. 

Number 
83 
91 
98 

91 

Number      Dollars 
10,682  ■          3.74 
11,650            4.09 
13, 185 

Dollars 
2.03 
2.07 
2.12 

Per  cent 
54.3 

1926   

50.6 

1927 

48.1 

3-year  average 

11,  839 

4.08 

2.07 

50.7 
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As  a  part  of  a  detailed  study  of  tax  conditions  in  North  Carolina, 
carried  on  by  the  Tax  Commission  of  North  Carolina,  the  Bureau  of 
Agricultural  Economics,  and  other  cooperating  groups,  an  investiga- 
tion was  made  of  the  income  and  taxes  from  rented  farms  in  that 
State  for  the  years  1925  to  1927.  Over  the  3-year  period  net  rent 
before  deducting  taxes  averaged  $2.48  per  acre.  Taxes  averaged  79 
cents  per  acre.  Thus  taxes  were  absorbing  approximately  32  per 
cent  of  the  net  returns  of  the  landowners.  Detailed  figures  for  each 
of  the  years  covered  by  the  investigation  are  contained  in  Table  14. 

Table  14. — General  property   tax   and  net  rent   on  selected   farms   in  North 

Carolina,  1925-1927 


Farms  re- 
porting 

Acres  in 
these 
farms 

Net  rent 
per  acre 
before  de- 
ducting 
taxes 

Taxes 

Year 

Per  acre 

Percentage 
of  net  rent 

(before 

deducting 

taxes) 

1925- _ --. 

Number 
160 
182 
416 

Number 
33, 044 
35,  501 
95,  205 

Dollars 
2.19 
2.21 
3.04 

Dollar 
0.73 

.77 
.88 

Per  cent 
33.3 

1926 

34.8 

1927   _                      -.- -- 

28.9 

253 

54,  583 

2.48 

.79 

81.9 

Report  of  the  Tax  Commission  of  North  Carolina,  1928,  (19,  p.  161). 
computed.) 


(Table  corrected,  3-year  average 


Reports  were  secured  in  1927  from  416  farms  in  North  Carolina 
and,  although  figures  for  a  single  year  are  likely  to  be  less  repre- 
sentative than  those  covering  a  period  of  years,  in  this  case  the  sam- 
ple is  so  much  more  ample  for  the  single  year  that  the  results  deserve 
particular  attention.  Net  rent  before  deducting  taxes  amounted  to 
$3.04  per  acre  and  taxes  were  88  cents.  The  percentage  of  net  return 
absorbed  by  taxes  amounted  to  29 — slightly  below  the  average  for  the 
3-year  period. 

Data  concerning  the  rent  and  taxes  of  406  farms  of  the  State  of 
Washington  were  reported  for  the  year  1926.  These  reports  were 
obtained  as  a  part  of  a  study  of  farm  taxation  which  is  being  carried 
on  by  the  Washington  Agricultural  Experiment  Station  and  the 
Bureau  of  Agricultural  Economics.  Net  rent  before  deducting  taxes 
on  these  406  farms  averaged  $2.71  per  acre,  with  taxes  amounting  to 
79  cents.  Over  29  per  cent  of  the  net  return  to  the  landowner  was 
absorbed  by  taxes.  Average  figures  for  the  years  1924  to  1926  were 
almost  identical  with  the  1926  figures.  They  are  recorded  by  years 
and  the  averages  are  computed  in  Table  15. 
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Table  15. — General  property  tax  and  net  rent  on  selected  farms  in  Washington, 

192^-1926 


Year 


1924. 
1925- 
1926. 


Farms  re- 
porting 


Number 
359 
382 
406 


Taxes 


per  acre 
before  de- 
ducting 
taxes 


|  Percentage 

j  of  net  rent 

Per  acre  j     (before 

j  deducting 

taxes) 


Dollars 
2.59 
2.96 
2.71 


Dollar    I  Per  cent 
0.83  j  32.0 

.79  26.7 

.79  29.2 


Average. 


382  |    134, 140  t 


2.75 


29.1 


Investigations  of  the  relationship  between  rent  and  taxes  of  farm 
real  estate  have  been  carried  on  during  the  past  five  or  six  years  in 
no  less  than  14  States  located  in  all  parts  of  the  country.  Although 
these  investigations  have  been  made  in  different  years  and  in  less 
than  one-third  of  the  States,  it  is  believed  that  their  results  are  well 
worth  summarizing.  It  is  doubtful  whether  figures  assembled  from 
the  34  States  where  investigations  of  this  sort  have  not  been  made 
would  do  more  to  reveal  conditions  arising  from  this  single  aspect 
of  the  problem  than  have  the  studies  that  have  been  completed. 

Figure  6  summarizes  the  results  of  the  studies  of  rent  and  taxes 
in  14  States.  In  every  case  except  one  the  data  related  to  a  year 
or  to  years  subsequent  to  1921.  It  is  believed  that  the  years  since 
that  date  reveal  a  situation  which  is  less  abnormal  than  existed 
during  the  period  from  1919  through  1921.  The  single  exceptional 
case,  Ohio,  uses  data  for  the  years  1921  and  1922,  the  two  latest  years 
available. 

Figure  6  shows  that  net  rent  before  deducting  taxes  was  highest 
in  Pennsylvania.  The  data  from  that  State,  however,  refer  to  a 
single  year  and  are  almost  wholly  derived  from  the  better  farms  of 
the  State.  Figures  that  adequately  represent  the  State  would  show 
net  rent  to  be  lower  and  probably  the  ratio  between  taxes  and  net 
rent  would  be  higher.  Iowa,  New  Jersey,  and  Ohio  report  net  rent 
figures  of  over  $4  per  acre,  with  Indiana  and  Missouri  lacking  only 
a  few  cents  of  this  figure.  Arkansas  farms  reported  that  net  rent 
before  deducting  taxes  averaged  a  little  over  $3  per  acre.  Michigan, 
North  Carolina,  South  Dakota,  Virginia,  and  Washington  fall  into 
the  class  reporting  net  rent  of  between  $2  and  $3  per  acre.  Colorado 
and  North  Dakota  each  averaged  slightly  under  $2  per  acre. 

The  farms  of  four  States — New  Jersey,  Pennsylvania,  Ohio,  and 
Indiana — reported  an  average  tax  per  acre  of  $1.50  or  over.  Iowa 
and  Michigan  had  tax-per-acre  figures  of  between  $1  and  $1.50.  AH 
the  remaining  States  of  the  group  studied,  except  Virginia,  fall  into 
the  group  which  reported  taxes  of  from  50  cents  to  $1  per  acre. 
Virginia's  tax  per  acre  was  42  cents. 

The  percentages  that  taxes  absorb  of  net  rent  before  deducting 
taxes  are  of  more  significance  for  comparative  purposes  than  are  the 
per-acre  rent  and  tax  figures  that  have  been  summarized.  In  Figure 
6  the  States  are  arranged  in  order,  based  on  these  percentages.     In 
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Michigan  and  New  Jersey  taxes  absorbed  58  and  51  per  cent  of  net 
rent,  respectively.  Five  States  are  in  the  group  where  taxes  average 
from  30  to  40  per  cent  of  net  rent.  Four  are  in  the  25  to  30  per  cent 
group.  In  one,  an  average  of  exactly  20  per  cent  is  taken  by  taxes, 
and  in  the  two  remaining  States  taxes  take  between  18  and  20  per  cent. 
No  simple  mathematical  average  of  the  data  that  have  been  pre- 
sented is  significant.  It  is  possible  to  say  that  in  half  of  the  States 
for  which  data  are  presented  taxes  took  from  25  to  35  per  cent  of  the 
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Figure  6.-General  Property  Tax  and  Net  Rent,  Selected  Farms  in  14 
States,  Selected  Years,  1921-1927 

In  Michigan  and  New  Jersey  taxes,  during  the  periods  indicated,  amounted 
to  over  50  per  cent  of  the  net  rent  before  deducting  taxes.  At  the  other  extreme, 
in  Virginia,  Missouri,  and  Arkansas  taxes  amounted  to  20  per  cent  or  less  of 
net  rent. 

net  income  of  rented  farms.  In  the  case  of  three  States  the  per- 
centage was  lower  than  this  and  in  four  others  it  was  higher.  Hence, 
based  on  the  assumption,  which  seems  on  the  whole  justified,  that 
the  States  examined  are  typical  of  general  conditions,  it  may  be  esti- 
mated that  during  the  period  1922  to  1927,  taxes  took  about  30  per 
cent  of  the  net  income  from  rented  farms. 
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LITTLE  CHANGE  IN   FARM-TAX   OUTLOOK 

The  material  relating  to  the  farm-tax  outlook  which  has  appeared 
in  the  earlier  reports  (30,  31)  does  not  need  to  be  repeated.  Nothing 
has  arisen  during  the  past  year  to  change  the  situation  in  any  material 
aspect.  Table  16  indicates  that  although  no  great  change  occurred 
during  1928  in  the  index  of  taxes  on  farm  real  estate,  the  general 
tendency  of  this  index  has  been  upward  since  1924.  Compared  with 
pre-war,  farm  real  estate  taxes  during  1928  averaged  262  per  cent 
of  the  1914  level  for  the  country  as  a  whole.  For  1927  the  corre- 
sponding figure  was  258  per  cent  of  pre-war.  (Table  7.)  So  long 
as  the  present  system  of  financing  local  public  expenditures  con- 
tinues the  normal  change  in  farm  taxes  will  be  an  increase.  Reasons 
for  this  have  been  outlined  in  previous  reports. 

Table  16. — Taxes  on  farm  real  estate:  Relative  change  oy  geographic  divisions, 

1924-1928 1 

[1924=100  per  cent] 


Geographic  division 

1924 

1925 

1926 

1927 

192S 

100.0 
100.0 
100.0 
100.0 
100.0 
100.0 
100.0 
100.0 
100.0 

100.9 
103.5 
99.5 
98.4 
103.5 
101.5 
100.1 
103.2 
100.9 

105.4 
103.2 
100.3 

99.5 
111.1 
103.6 

98.6 
102.3 
102.9 

108.8 
104.5 
103.0 
100.8 
111.9 
103.4 
103.5 
104.9 
105.6 

111.  1 

Middle  Atlantic 

104.7 

East  North  Central . 

102.3 

West  North  Central.. 

102.9 

South  Atlantic 

East  South  Central    .-  

113.7 
106.0 

West  South  Central 

107.0 

Mountain 

jacific 

106.0 
110.0 

United  States 

100.0 

100.3 

101.5 

103.6 

105.1 

1  Revised  figures. 

One  factor  in  the  present  situation  makes  possible  the  hope  that 
real  estate  will  not  be  called  upon  to  bear  all  of  the  increase  in  local 
governmental  costs  that  occur  in  the  future.  In  all  parts  of  the 
country  attempts  have  been  made  to  bring  the  situation  more  defi- 
nitely before  those  who  control  financial  policies.  There  seems 
reason  for  believing  that  in  time  a  definite  demand  will  arise  for  a 
general  revision  of  the  tax  systems  of  the  several  States.  The  activi- 
ties of  the  States  in  tax-investigation  work  during  the  past  few  years 
is  an  indication  of  this  possible  demand.  The  legislative  sessions  of 
1929  have  discussed  many  features  of  tax  reform.  Much  of  the 
discussion  has  hinged  on  the  need  of  relieving  the  tax  burden  on  real 
estate. 

In  no  State  during  the  past  year  has  there  been  a  drastic  change 
in  the  methods  of  raising  money  to  meet  local  expenditures,  but  the 
discussion  and  passage  in  a  few  cases  of  income  taxes  and  of  sales 
taxes  on  luxuries  indicates  one  direction  toward  which  tax  reform 
may  be  directed.  It  is  hardly  necessary  to  add  that  anj^  State  or 
local  tax  change  which  does  not  carry  with  it  an  increase  in  expendi- 
tures is  almost  certain  to  reduce  or  to  prevent  the  increase  of  real- 
estate  taxes.  This  obviously  does  not  mean  that  farm  real-estate 
owners  should  approve  all  types  of  tax  change.  The  lessening  of 
real  estate's  contribution  might  be  made  by  methods  which  would 
increase  the  existing  maladjustment  rather  than  reduce  it.     The 
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fact  remains,  however,  that  real-estate  owners,  as  such,  will  be 
affected  advantageously  by  most  of  the  changes  in  local  tax  systems 
that  are  being  currently  discussed. 

SOURCES  OF  DATA  AND  METHODS  OF  COMPILATION 

The  information  on  farm  real  estate  which  appears  in  this  circular 
has  been  obtained  from  the  reports  made  by  the  voluntary  crop  cor- 
respondents of  the  Bureau  of  Agricultural  Economics  through  its 
Division  of  Crop  and  Livestock  Estimates;  by  a  special  corps  of 
farm  real-estate  dealers,  appraisers,  country  bankers,  loan  corre- 
spondents, and  similar  groups  in  close  contact  with  the  farm  real- 
estate  situation,  voluntarily  cooperating  with  the  Division  of  Land 
Economics ;  and  by  special  reports  contributed  by  the  State  agricul- 
tural statisticians  of  this  bureau  and  cooperating  State  agencies; 
supplemented  by  the  published  reports  of  recognized  agencies  that 
are  closely  identified  with  the  farm  real-estate  field,  and  a  limited 
amount  of  direct  field  investigation. 

INDEX  NUMBER  OF  FARM  REAL  ESTATE  VALUES 

Details  of  the  compilation  and  construction  of  the  index  number 
of  farm  real-estate  values  were  given  in  the  Farm  Real  Estate 
Situation,  1926-27,  published  as  Circular  No.  15  (30).  The  index 
is  computed  from  the  average  values  per  acre  for  "  all  farm  lands 
with  improvements "  prevailing  in  their  respective  localities  as 
estimated  by  crop  reporters,  weighted  by  districts  within  States 
whenever  the  character  of  the  sample  permits,  weighted  between 
States  according  to  relative  importance,  and  expressed  as  a  percent- 
age of  the  average  value  recorded  for  the  three  years  1912-1914, 
which  is  regarded  as  100  per  cent.  Data  for  years  prior  to  1912  are 
not  available.  Reports  from  real-estate  dealers  on  the  value  item 
serve  as  a  check. 

The  index  is  weighted  with  constant  weights.  The  total  acreage 
of  all  land  in  farms  reported  by  the  census  of  1925  is  used  for  tkis 
purpose.  As  the  index  is  not  a  sales-price  index  but  an  index  of 
estimated  value,  it  may  be  biased  somewhat  toward  asking  or  hold- 
ing prices.  Crop  correspondents'  reports  also  appear  to  reflect  pro- 
portionately more  of  the  better  lands  than  of  the  poorer,  and  to 
reflect  the  comparatively  well-established  farms  and  stable  agricul- 
tural communities  more  than  either  those  just  being  occupied,  or 
those  once  occupied  but  now,  to  all  outward  appearances,  out  of  the 
agricultural  picture.  In  some  of  the  Western  States  the  distribu- 
tion of  the  reporters  tends  to  overrepresent  the  higher-value  irrigated 
properties.  Elsewhere  the  crop  correspondents  probably  represent 
in  a  general  way  the  typical  crop  and  livestock  farms,  more  than  the 
small  intensively  operated  specialty  types.  Crop  reporters  are 
specifically  instructed  to  report  only  on  agricultural  properties  and 
to  omit  from  consideration  all  lands  used  or  held  primarily  for 
residential,  industrial,  or  other  nonagricultural  purposes. 

The  index  may  be  revised  from  time  to  time  as  superior  data  be- 
come available.  The  periodical  enumerations  of  the  agricultural 
census  will  provide  the  principal  check  against  such  data. 
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CHANGES  IN  FARM  OWNERSHIP 

The  statistics  of  changes  in  farm  ownership  are  averages  com- 
piled by  the  Division  of  Land  Economics  from  reports  made  by  crop 
correspondents.  Whenever  the  character  of  the  sample  so  permits, 
the  averages  are  weighted  within  States  according  to  the  crop-report- 
ing districts  of  the  Division  of  Crop  and  Livestock  Estimates.  The 
numbers  of  farms  in  each  such  district,  as  returned  by  the  1925 
census,  are  used  as  weights.  The  same  weight  is  used  to  obtain  the 
averages  for  geographic  divisions  and  for  the  United  States  as  a 
whole. 

Under  the  census  definition,  cropper  tracts  are  defined  as  farms, 
although  they  are  really  parts  of  plantations.  But  a  change  of 
ownership  usually  includes  the  entire  plantation.  Therefore  in  the 
Southern  States  deduction  of  the  number  of  croppers  was  made  as 
affording,  for  weighting  purposes,  the  closest  available  approxima- 
tion to  the  number  of  southern  "  ownership  units  "  as  customarily 
bought,  sold,  and  otherwise  transferred. 

Correspondents  were  asked,  first,  to  state  in  their  reports  the  num- 
ber of  farms  in  their  school  district,  township,  or  similar  civil  sub- 
division with  which  they  were  familiar  (ranches  and  plantations  to 
be  considered  as  farms).  They  were  then  asked  to  classify  all  the 
changes  in  the  ownership  of  these  farms  which  had  taken  place 
within  the  preceding  12  months  only,  as  follows :  (1)  By  inheritances 
and  gifts;  (2)  by  administrators'  sales,  executors'  sales,  and  all  other 
sales  in  settlement  of  estates  (beginning  with  the  1927  inquiry) ; 
(3)  by  forced  sales  on  account  of  delinquent  taxes;  (4)  by  forced 
sales  in  foreclosure  of  mortgage  or  in  bankruptcy,  or  loss  oi  title  by 
default  of  contract,  or  sale  to  avoid  foreclosure,  or  surrender  of  title 
or  other  transfer  to  avoid  foreclosure;  (5)  by  voluntary  trades  or 
sales,  including  contracts  to  purchase  (but  not  options)  ;  and  (6)  by 
all  other  farm-ownership  changes  not  otherwise  classified.  Corre- 
spondents were  cautioned  against  possible  duplication. 

The  term  "  inheritance  "  was  amplified  in  the  1927  inquiry  to 
include  all  cases  in  which  heirs  obtained  ownership  upon  death  of  a 
relative,  except  cases  in  which  they  purchased  at  sale  in  settlement  of 
the  estate.  This  appears  to  be  more  generally  in  accord  with  popular 
usage,  which  ordinarily  does  not  restrict  the  term  to  its  narrower 
legal  interpretation. 

Correspondents  were  cautioned  to  exclude  throughout  all  proper- 
ties used  or  acquired  for  suburban,  country  home,  resort,  timber,  min- 
ing, oil,  factory,  or  other  purposes  that  are  primarily  nonagricul- 
tural,  but  the  prevalence  of  the  influence  of  the  first  three  of  these  pur- 
poses, in  the  Northeast  particularly,  together  with  the  frequent 
genuine  difficulty  of  making  a  decision  on  the  matter,  suggests  that 
none  of  this  real  estate  information  is  entirely  free  from  this  factor. 

CHARACTER  OF  VOLUNTARY  BUYING 

Data  on  the  character  of  voluntary  farm  buying  were  computed 
from  reports  on  individually  listed  actual  sales  furnished  by  the 
cooperating  farm  real  estate  dealers,  appraisers,  loan  correspondents, 
and  countr}T  bankers.  For  the  present  these  statistics  are  given  in 
simple,  unweighted  form,  but  they  appear  to  be  based  upon  a  reason- 
ably well-distributed  sample.     Residence  of  buyer  was  determined 


THE   FARM   REAL   ESTATE   SITUATION,    19  2  8-19  2  9  65 

on  the  basis  of  the  questions :  "  Was  the  buyer  a  local  resident  (that 
is,  from  your  own  or  an  adjoining  county)  ?  "  Occupational  status 
of  buyer  was  determined  on  the  basis  of  the  question:  "  Was  the 
buyer  (1)  an  active  farmer,  or  (2)  a  retired  farmer,  or  (3)  mainly 
in  some  other  occupation?  "  Purpose  of  buyer  was  determined  on 
the  basis  of  a  yes  or  no  answer  to  the  question :  "As  far  as  you  know, 
did  the  buyer  buy  to  actually  work  the  place  himself  or  to  turn  it 
over  to  some  of  his  children  to  own  or  operate  ?  " 

Correspondents  were  cautioned  to  report  only  voluntary  sales  and 
to  exclude  all  nonagricultural  properties. 
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